
Central Bedfordshire Council

EXECUTIVE 4 A pril20 1 7
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(jas on. longhu rs t@ c entralbed ford s hire. gov. u k)

This report does not relate to a Key Decision

Purpose of this report

1 . To s eekExec u tive agreementto fu rtherprogres s workon a mixed -u s e
d evelopments c heme forthe Flitwic ks tation area s ite forthe pu rpos e of
s ec u rings trongc ommerc ialinteres tin the s c heme and enablingits d elivery.

RECOMMENDATIONS

The Executive is asked:

1. to note the specific place making objectives identified for Flitwick, the

options appraisal undertaken for the Flitwick Station site and the

identification of a mixed-use development option as the preferred

option at this stage;

2. to note progress in work to date with interested parties, including

securing confirmed interest in anchoring a mixed-use scheme from a

major national retailer. Recognising that this time limited interest may

help to unlock investment from potential scheme partners, the Homes

and Communities Agency and private sector investors and

developers;

3. to ask officers to continue to develop a mixed-use development option

and specifically to:

 negotiate provisional heads of terms with the potential retail

anchor in order to urgently secure their participation in the

scheme;



Background

2 . The bac kgrou nd information provid ed in this reportis s tru c tu red into the
followingparts :

 Part 1: Flitwick today and in the future –this firs tparts ets ou tthe

c orporate s trategy d rivingc ons id eration ofthe Flitwic ks tation s ite,

togetherwitha s u mmary ofkey s oc io-ec onomic and geographic d ata.

 Part 2: Station site options appraisal –this s ec ond partas s es s es fou r

potentialoptions forthe s ite, and provid es a c omparative options

apprais alas s es s ingthe s oc io ec onomic benefits , ris ks , d elivery

times c ales and a financ ialapprais alforeac hoption. O n the bas is ofthis

apprais al, the mixed -u s e d evelopmentoption is id entified as the

preferred option, s u bjec tto fu rtherd etailed apprais alwork.

 negotiate provisional heads of terms as required with the Homes

and Communities Agency (subject to due diligence) in order to

secure time limited investment funding;

 undertake a local consultation on the proposal and the mix of

uses;

 prepare an outline development brief;

 undertake an options appraisal of the delivery options available to

the Council, and take appropriate market soundings to assess

market interest in the options;

 further refine the financial appraisal, including specific

consideration of the implications for the Council in terms of

income generated from the interim car parking on the site;

 review, consider and cost any further remedial works required to

ensure safe operation of the temporary car park in the period up to

construction commencing; and

 undertake a lessons learned exercise of other similar mixed-use

schemes which have been successfully implemented.

4. To support a business case for £60,000 from the balance of the

existing 2016/17 capital budget (allocated to this site) of £1.057M to

fund this further work.

5. To ask officers to provide a further report in Autumn 2017, to enable

Executive’s further consideration of the mixed-use development

option.



 Part 3: Mixed-use development –the third parts ets ou ts ome fu rther

apprais alworkthathas been d one, and c onfirms thatkey partners have

now formally regis tered theirinteres tin workingwiththe C ou nc ilto

progres s s u c ha s c heme, s u bjec tto the s c heme beingprogres s ed in a

reas onable times c ale.

 Part 4: Recommended next steps –the fou rthparts ets ou tthe

rec ommend ed nexts teps to fu rtherd evelopthe mixed -u s e option, s u c h

thatExec u tive is able to fu lly c ons id erthis option in A u tu mn 20 1 7 .

 Part 5: Interim car parking review –the fifth, and finalpart, s ets ou ta

rec ommend ation thata review be u nd ertaken to c ons id erwhetherornot

remed ialworks willbe req u ired to the temporary c arparkon the s tation

s ite, s u c hthatitc an c ontinu e to operate s afely priorto the

c ommenc ementofc ons tru c tion ofa mixed -u s e s c heme, s hou ld thatbe

the s c heme thatthe C ou nc ild ec id es to pu rs u e.

Part 1: Flitwick today and in the future

Flitwick today

3. The town ofFlitwic ktod ay has a popu lation of13, 1 8 0 , makingitthe fifth
larges ttown in C entralB ed ford s hire. Flitwic kis s itu ated immed iately ad jac ent
to A mpthill. W hen c ons id ered together, the A mpthill/Flitwic kc onu rbation is the
third larges ts ettlementin C entralB ed ford s hire witha popu lation ofover
20 , 0 0 0 res id ents .

4. A ppend ix 1 provid es a mapofFlitwic kid entifyingeac hofthe key loc ations in
this reportinc lu d ingbroad erprojec ts and hou s inggrowth.

5. The key s oc io-ec onomic and geographic featu res ofFlitwic kare as follows :

a. There is no c lears ingle ‘ town c entre’ , ratherthe town has three main

axis ofac tivity –the s tation area; the Tes c o s u pers tore area withthe

library area; and the originalH ighS treet.

b. The town ac ts as a majortrans portgateway to C entralB ed ford s hire, with

1 . 5m pas s engerjou rneys to and from the s tation d u ring20 15, an

inc reas e of250 , 0 0 0 jou rneys on 20 11 . This repres ents 114 jou rneys per

c apita, whic his highc ompared withL u ton, L eagrave and L u ton P arkway

S tations whic hc ombined generated 36 jou rneys perc apita d u ring

20 15/16.



c . Train travellers c ommu te from a wid e area arou nd Flitwic ktakingin a

c ons id erable nu mberoftowns and s atellite villages . The s tation als o

provid es the key trans porthu b fors ome ofC entralB ed ford s hire’ s mos t

s ignific antand wellknown employers inc lu d ingL oc kheed M artin,

M illbrookP rovingGrou nd and C enterP arc s W obu rn.

d . Us ers ofFlitwic kRailS tation are primarily (8 0 %)c ommu ters and aged

between 46 and 64, and c u rrently travelto the s tation mos tly by c aror

walking. There has been a notable rec entinc reas e in thos e c yc lingto the

s tation followinginves tmentby the C ou nc iland Govia Thames linkRailin

new c yc le s torage fac ilities . C u rrently, bu s s ervic es are notc ons id ered to

be freq u entenou ghors u ffic iently c onnec ted to the railtimetable to

enc ou rage s ignific antu s age to and from the s tation.

e. A trans portas s es s mentofthe area c arried ou tin relation to s c heme

d evelopmentind ic ates thatthere is available c apac ity within key

trans portju nc tions s ervingc entralareas ofthe town c entre. Traffic

ju nc tions , nearorin the vic inity ofthe Tes c o S u permarketand Flitwic k

S tation inc lu d ingS teppingley Road , C onis ton Road and the A 5120 are,

however, perc eived to be c onges ted atpeakhou rs by s ome loc al

res id ents . C ons eq u ently, the effic ientoperation ofthes e ju nc tions will

need to be c arefu lly c ons id ered as partofa more d etailed s c heme

as s es s mentand d evelopment.

f. The Tes c o s u pers tore ac ts as a ‘ pu ll’ fors hoppers beyond the town,

however, the overallnu mberofretailors ervic e ou tlets is low as a

proportion ofthe popu lation as othertowns in C entralB ed ford s hire. For

every 1 , 0 0 0 res id ents there are 3 retailors ervic e u nits in Flitwic k. B y

c omparis on, in B iggles wad e there are 8 retail/s ervic e u nits per10 0 0

res id ents . In A mpthill, there are 7 retail/s ervic e u nits per10 0 0 res id ents .

g. The loc allibrary benefits from the s tation traffic and Tes c o s hoppers and

is the third bu s ies tlibrary in C entralB ed ford s hire afterL eighton B u zzard

and D u ns table. D u ring20 15/16 there were 116, 98 6 vis itors to Flitwic k

L ibrary, whic hwas an inc reas e of23, 30 1 vis its or20 % on the previou s

year. Flitwic kL ibrary attrac ts a s ignific antnu mberofu s ers from a wid e

geographic alarea takingin notonly Flitwic kand s u rrou nd ings ettlements

bu tas fareas tas C lophill, to L id lington in the north, wes tto P ots grove

and to H arlington fu rthers ou th.



h. The loc alretailers are pred ominantly ind epend ents hops , as oppos ed to

nationalc hains , withs ome exc eptions , mos tnotably Tes c o and C os ta

(whic hhas rec ently opened ). There are a s ignific antnu mberofes tate

agents in primary s hoppingareas whic hs erves to limitthe range and

c hoic e ofretail. There are c u rrently zero retailu nitvac anc ies .

i. H ou s e pric es are s lightly below the UK average at£ 2 8 0 , 0 0 0 as oppos ed

to £ 290 , 0 0 0 . There is a highproportion ofyou ngc ou ple orfamily

hou s ehold s and fewerlow inc ome families . D eprivation is notc ons id ered

a generalis s u e withthe exc eption ofone area in the eas tofthe town

whic hhas highlevels ofc hild ren and old erpeople livingin inc ome

d eprived hou s ehold s .

j. Flitwic khas 3, 8 0 0 jobs , 4% ofthe C entralB ed ford s hire total(20 12 d ata).

1 0 0 bu s ines s bankac c ou nts open c ons is tently annu ally. The overall

u nemploymentrate is lowerin Flitwic kthan England and C entral

B ed ford s hire levels . M ajoremployers in the Flitwic karea inc lu d e

M as s mou ld , C enterP arc s W obu rn and Tes c o. L oc ated c los e by is the

M illbrookTec hnology P arkwhic hhas permis s ions in plac e forgrowthin

R& D and offic e floors pac e of25, 0 0 0 s qm . Flitwic kis als o home to a

s ignific antInd u s trialP arkatM au ld en Road , forwhic ha major1 8 hec tare

expans ion is propos ed (s u bjec tto alloc ation within the emergingL oc al

P lan).

k. In the mos trec entres id ents s u rveys , c arried ou td u ring20 14, the main

priorities forres id ents in ord erofpreferenc e and perc eived importanc e

were: 1)road and pavementrepairs 2)c lean s treets 3)c rime and anti-

s oc ialbehaviou r4)pu blic trans port5)c ou ntry parks and open s pac es 6)

fac ilities and ac tivities foryou ngpeople 7 )s hoppingfac ilities 8 )

ed u c ation 9)afford able d ec enthou s ing10 )refu s e c ollec tion 11)

improved parking.

Flitwick in the future

6. The C ou nc il’ s five yearplan 20 15 –20 2 0 id entifies the enhanc ementof
C entralB ed ford s hire’ s town c entres inc lu d ingFlitwic kas a key area ofwork
forthe C ou nc il. In partic u lar, the c ou nc ilwis hes to ens u re thatthe projec ted
popu lation growthofC entralB ed ford s hire is s u pported withvibrantenhanc ed
loc altown c entres , pres ervingtheirown partic u larc harac ter.



7 . O ver40 0 homes are c u rrently beingd eveloped in northwes tern Flitwic kand it
is antic ipated thatfu rthers ignific anthou s ingand employmentgrowthwill
oc c u rin the fu tu re. The C allforS ites proc es s c ond u c ted as partofthe
C ou nc il’ s preparation ofa new L oc alP lan c onc lu d ed in D ec ember20 16. A s
partofthis Flitwic krec eived s u bmis s ions forres id entiald evelopmenttotalling
8 4. 45 hec tares (eq u atingto 2 , 1 0 0 new homes ataverage England d ens ity)
and employmentalloc ations of1 7 . 8 hec tares . C learly notallofthes e
s u bmis s ions willbe brou ghtforward , however, itd oes provid e an ind ic ation of
the potentials c ale offu tu re growth.

8 . N etworkRail’ s d emand forec as tforpas s engers alongthe Thames linkline into
L ond on S tP anc ras , in the morningpeakis expec ted to ris e by 49% between
20 10 and 20 31 . Exis tingd ata forFlitwic kbac ks u p(and exc eed s )the
projec ted growthand alread y s hows an inc reas e ofpas s engers of23% over
the period 2 0 0 9/10 to 20 14/15, withan extra 27 5, 0 0 0 peryearu s ingthe
s tation in this period oftime.

9. Rec entc onvers ations withN etworkRailind ic ate thatan inc reas e in nu mbers
is likely to be partic u larly ac u te in Flitwic kas timetable c hanges are d u e to be
implemented whic hwillinc reas e the nu mberofpeaktrains attrac tingres id ents
from the new res id entiald evelopments in the town and wid erarea.

1 0 . The C ou nc ilis alread y progres s inga range ofinves tments its elfand with
partners in Flitwic k, to d eliveragains tits c orporate plan and to res pond to the
antic ipated growth:
 Flitwick Leisure Centre –the C ou nc ilhas inves ted £ 14. 7 m toward s the

new Flitwic kL eis u re C entre, whic hhas been open for12 months . In this

year, ithas welc omed 48 0 , 0 0 0 throu ghits d oors , whic his d ou ble the

nu mberofthe old L eis u re c entre’ s finalyear.

 Flitwick Old Leisure Centre site –the C ou nc ilwillreleas e this s ite onto

the open marketforres id entiald evelopment.

 Market Town Regeneration Fund –£ 92 0 , 0 0 0 ofC ou nc ilfu nd inghas

been alloc ated and matc hed by a fu rther£ 92 0 , 0 0 0 by the Town C ou nc il.

The alloc ation forFlitwic kis the s ingle bigges talloc ation within the

overallc . £ 4m regeneration fu nd . The Flitwic ks c heme foc u s es on the

H ighS treet, S tation Road and Kings Road areas . Itwilllinkto the S tation

area throu ghimproved pu blic realm and a greatly d ec lu ttered

environment, inc lu d ingartbas ed pu blic realm works to the brid ge. Itis

antic ipated thatthis s c heme willimprove c onnec tivity and amenity in the

area, makingthe H ighS treetmore appealingforloc alres id ents and

c ommu ters .



 Station Road (Flitwick Town Council) –The Town C ou nc ilis planning

to d evelopreplac ementc ommu nity fac ilities forthe RoyalB ritis hL egion

and Flitwic kS c ou ts and potentially a replac ements eed s tore atthis s ite

forthe Flitwic kGard en A s s oc iation. The remaind erofthe s ite wou ld

provid e extra c are ac c ommod ation withthe pos s ibility ofs ome provis ion

forhealthc are fac ilities alongs id e a new play area forc hild ren. Exis ting

allotments wou ld notbe affec ted . Thes e ac tivities willbe d elivered in

parallelto C entralB ed ford s hire C ou nc il’ s M arketTown Regeneration

Fu nd . The inc lu s ion ofextra c are ac c ommod ation within this s c heme

meets the C ou nc il’ s polic y objec tive ofimprovinghou s ingoptions for

old erpeople.

 Flitwick Country Park –The Town C ou nc ilals o has plans to d evelopa

new C ou ntry P arkon land loc ated ad jac entto A 50 7 and M au ld en Road .

The P arkwillinc lu d e a d ed ic ated vis itorc entre.

 High Street Improvement Scheme –£ 1m ofC entralB ed ford s hire

C ou nc ilfu nd inghas been mad e available to retailers within key market

towns forthe replac ementand u pgrad e ofs hopfronts ac ros s the C ou nc il

area. The bu s ines s es involved from Flitwic kare in key loc ations within

the H ighS treet, and willtherefore have a wid erimpac ton the qu ality of

the H ighS treetthan ju s ttheirown s hops .

 Library ‘after hours’ programme –Given the popu larity ofthe library,

a programme ofeveningand weekend c u ltu ralac tivities is being

d elivered , to enc ou rage the vis itorec onomy and enhanc e the alread y

highc ommu nity interes tin this valu able amenity.

1 1 . In ad d ition to thes e inves tments , in 20 10 the C ou nc ilrec eived £ 3. 6m from the
Government’ s GrowthA rea Fu nd –Rou nd 3. Thes e fu nd s were u s ed to
pu rc has e the formerwarehou s es (UnitA and partofUnits B & C )and a fas t
food retailu nitad jac entto Flitwic kS tation.

1 2 . D u ring20 1 2 fu rtherac q u is itions ofland were c ompleted forthe pu rpos e of
betterenablinga c omprehens ive regeneration s c heme. The properties
ac q u ired were N o 10 S teppingley Road and Franklins H ou s e whic hwere
pu rc has ed fora c ombined £ 1 . 7 m . Thes e ac q u is itions were fu nd ed d irec tly by
the C ou nc il.



13. W hile the workalread y in progres s by boththe C ou nc iland the Town C ou nc il
willalread y provid e loc albenefit, enhanc ingthe vibranc y ofthe town c entre, in
ord erto ens u re thatboththe popu lation growthand the growthofpas s enger
nu mbers atthe s tation is s u pported , as s etou tin the C ou nc il’ s s trategic plan,
the s pec ific plac e makingobjec tives forthe c ou nc ilmovingforward are:

 To improve the connectivity and footfallbetween the three d is tinc taxis

ofac tivity, provid inga more integrated s ens e ofplac e and linkingthe

exis tingplanned inves tmentbeingd elivered by boththe C ou nc iland the

Town C ou nc il.

 To improve commuter and other rail traveller amenities , provid ingan

improved gateway to the wid erC entralB ed ford s hire area, enhanc ing

trans portc onnec tivity and linkages between d ifferenttrans portmod es

(c ar, bu s and bike).

 To generate new employment opportu nities .

 To inc reas e retail choice and diversity, generatinginc reas ed footfallto

loc albu s ines s , an inc reas ed d raw fornew res id ents in planned

res id entiald evelopments loc ally and ens u ringthatthe retailvibranc y

matc hes thatofotherc omparable town c entres in C entralB ed ford s hire.

 To res pond to the s pec ific is s u es rais ed by res id ents throu ghres id ent

s u rveys and otherd irec tengagementexerc is es .

Part 2: The Station Road Site options appraisal

14. The S tation Road S ite in Flitwic kinc lu d es the C ou nc il’ s mos ts ignific antland
hold ings in the loc ality. The totals ite has an area ofc . 1 . 63ha. 1 . 23ha. ofthe
s ite is owned by C entralB ed ford s hire C ou nc ilwithN etworkRailin c ontrolof
0 . 4ha (notinc lu d ingthe exis tingN R owned s tation c arpark). The C ou nc il’ s
land hold ings are d ivid ed into three s eparate plots , whic hare:

 C B C c arpark/d emolis hed warehou s es –formeru nits B & C (2

ac res /1 . 0 5 ha. )

 Formerbu ngalow at10 S teppingley Road (0 . 2 2 ac res /0 . 0 8 ha)

 Franklin hou s e (0 . 26 ac res /0 . 1 0 ha. )



15. The exis tings tation has limited amenity forrailtravellers , when c ompared to
others imilarc ommu ters tations . The s tation d oes offerreas onable valu e c ar
parking, withthe C ou nc ilc arparkingbeing£ 5. 0 0 perd ay d u ringthe weekand
£ 1 . 0 0 atthe weekend (with£ 7 . 60 beingthe average fee payable alongthe
Thames linkline on whic hFlitwic kis loc ated and £ 3. 50 perd ay beingpayable
in A rles ey). A s id e from c arparking, the s ite has a s ingle mobile refres hment
provid er, withthe H ighS treet, Tes c o and the L ibrary beingwithin a 5 to 10
minu te walk.

16. A n options apprais alhas been u nd ertaken on the followingpotential
d evelopmentoptions forthe s ite:

 D o nothing–exis tingc apac ity (192 s pac es approx. )on a mixtu re of

rou ghu ntarmac ked s u rfac e and c onc rete s labs (formerinternals u rfac e

ofwarehou s e bu ild ing).

 C arparku pgrad e atgrad e, exis tingc apac ity (192 s pac es approx. )–

res u rfac ingofc arparkingareas , ped es trian ac c es s enhanc ed , lighting

c olu mns ins talled as appropriate, c yc le lane c ons tru c ted to ru n throu gh

ad jac entres id entialareas into the s tation forec ou rt.

 C arparkingu pgrad ed to inc lu d e a mu lti-s torey c arpark(M S C P )and

externalatgrad e parkings pac es bothd eliveringinc reas ed c apac ity (2 8 0

s pac es in total), new ac c es s into c arparkc reated , new ped es trian

walkways to s tation platforms introd u c ed , c yc le lane c ons tru c ted to ru n

from ad jac entres id entialareas into s tation forec ou rt.

 M ixed -u s e d evelopments c heme –c omprehens ive red evelopmentof

s tation area inc lu d ingexis tings tation forec ou rtand c ou nc illand hold ing.

M ix ofu s es to be introd u c ed willinc lu d e res id ential(145 flats /mixtu re of1

& 2 bed rooms ), retailand c ommerc ialfloors pac e (u pto 6, 530 s qm), a

trans portinterc hange c entred on the s tation forec ou rtand new c ar

parkingprovis ion to be provid ed within a M S C P (totalof269 s pac es of

whic h59 willbe res erved to integralretailu nit). S u bs tantial

improvements to pu blic s pac es inc lu d ingnew amenity s pac es , improved

ped es trian walkways and c yc le linkvia neighbou ringres id entialareas

into the new Trans portInterc hange (Its hou ld be noted thatthis is the

option thatis c ons is tentwiththe d evelopmentenvis aged in the C ou nc il’ s

L oc alP lan).

1 7 . The options have been s u bjec tto c omparative s oc io-ec onomic benefit, ris k,

d elivery times c ale and financ ialanalys is .



Part 2a: Socio-economic benefit analysis

1 8 . The s oc io-ec onomic benefits ofeac hoption are s etou tin Table 1 and were
as s es s ed agains tthe five s pec ific plac e makingobjec tives s etou tin P art1
above. The c riteria are:

 Connectivity –to whatextentd oes the option provid e an opportu nity to

inc reas e the c onnec tivity and the flow offootfallbetween the three

d is tinc taxis ofac tivity, and linkwithotherinves tmentin the area being

mad e by the C ou nc iland the Town C ou nc il?

 Commuter amenities –to whatextentd oes the option provid e

ad d itionalc ommu teramenities (improved /ad d itionalc arparking,

improved bu s es , c yc le parking)whic hwou ld eq u alprovis ion atother

c ommu terhu bs ats imilard is tanc es from c entralL ond on?

 Flitwick employment –to whatextentwillthe option provid e ad d itional

employment?

 Retail offer –to whatextentd oes the option inc reas e the retailvibranc y

within the town, and therefore provid e an inc reas ed d raw fornew

res id ents in planned res id entiald evelopments loc ally and eq u ate to the

retailvibranc y ofothertown c entres ?

 Resident priorities –to whatextentd oes the option c ontribu te to

ad d res s ingis s u es orpriorities as s etou tin the mos trec entFlitwic k

res id ents u rvey?

19. Eac hbenefithas been given a c omparative s c ore ou tof(5), withan option
d eemed to provid e a very highlevelofa partic u lartype ofbenefitbeings c ored
a 5, and an option d eemed to provid e a very low levelofpartic u larbenefit
beings c ored a 1 . W here an option d oes notprovid e any ad d itionalbenefit
then ithas been s c ored a 0 . This provid es fora totalbenefitas s es s ments c ore
foreac hoption ou tof25. The higherthe s c ore the more benefit, and therefore
the more a partic u laroption aligns withthe C ou nc il’ s s trategic objec tives s et
ou tin its c orporate plan and the priorities expres s ed by res id ents .

2 0 . A nalys is ofthe options agains tthe c riteria c onc lu d es thatO ption 4, the mixed -
u s e d evelopmentoffers mos tbenefit, as its c ores wellagains tallc riteria. The
enhanc ed c arparkingprovis ion and c arparkingu pgrad e wou ld provid e
ad d itionalc ommu teramenity, bu twou ld notprovid e materialbenefitwith
regard the otherc riteria.



Part 2b: Risk analysis

21 . The key ris ks inherentin eac hoption have been id entified and are als o
s u mmaris ed in Table 1 . The key ris ks are:

 Construction risk –to whatextentd oes the projec tinc lu d e s ome form

ofc ons tru c tion, witha levelofris kas s oc iated withit?

 Sales or occupation risk/ operations risk –to whatextentd oes the

s c ope inc lu d e s ales ris k(i. e. ofres id entialu nits ), oc c u pation ris k(e. g. of

retailorrentalu nits ), operations ormanagementris k(e. g. ofc arparking

orrentalu nits )?

 Planning risk –willthe option req u ire planningc ons entand to what

extentwillitbe a majors c heme, req u irings ignific antd etailed and robu s t

workto s ec u re?

 Site risks –to whatextentd oes the option inc lu d e a s c ale ofworks that

c ou ld be impac ted by exis tingu tilities and others ite d evelopmentris ks ,

in ad d ition to any s tand ard c ons tru c tion ris k, and to whatextentis the

projec tc ontingenton partners hipwiththird parties ?

 Vacant possession risk –to whatextentwillthe option req u ire vac ant

pos s es s ion ofexis tingu s ers , i. e . exis tingc arparku s ers and tenants ?

Eac hris khas been given a c omparative s c ore ou tof(5), on the following

bas is :

 S c ore of0 –N il–this ris kis notpres entforthis option

 S c ore 1 –L ow –the ris kis s malland eas ily managed forthis option

 S c ore 2-L ow –M ed iu m –this ris kis pres entbu tis eas ily and rou tinely

managed in s imilarprojec ts

 S c ore 3 –M ed iu m –this ris kis materialbu tthere is reas onable

prec ed entthatitc an be s u c c es s fu lly mitigated and managed

 S c ore 4 –M ed iu m –H igh–the ris kon this s ite wou ld req u ire c arefu l

management, to ens u re thatitwas s u c c es s fu lly mitigated and managed

 S c ore 5 –H igh–the ris kon this s ite is highand u nlikely to be

manageable, c ou ld res u ltin the option notbeingimplementable.



22 . A nalys is ofthe options agains tthes e c riteria ind ic ates thatallofthe options

have a ris kprofile whic hc ou ld be managed (bas ed on information c u rrently

available). The c arparkingu pgrad e atgrad e repres ents the mos t‘ ris k-free’

option, while the mixed -u s e option pres ents the mos tc omplex ris kprofile that

wou ld need to be c arefu lly managed in any fu tu re d evelopmentofthis natu re.

Part 2c: Delivery pace

23. The third partofthe options apprais alas s es s ed the likely d elivery times c ales ,
bas ed on alternative c omparable s c hemes and profes s ionalad vic e forthe
d ifferents c hemes . Two as pec ts ofthe programme were as s es s ed , the pre-
bu ild period (bas ed on the c u rrents tatu s ofprojec td evelopmentwork
u nd ertaken)and the c ons tru c tion period . This information is provid ed in Table
2 . A s wou ld be expec ted , the mixed -u s e s c heme wou ld take the longes tto
implement, bothin terms ofthe pre-bu ild period and the bu ild period , while the
parkingatgrad e offers the ‘ q u ic kes t’ win d evelopmentforthe town.

24. Its hou ld be noted thatin a mixed -u s e s c heme itmay be thatelements ofthe
s c heme are c ompleted and open ahead ofthe finalc ompletion ofthe s c heme.
Forexample, itc ou ld be thatc arparkingand retailare opened and in u s e after
18 months ofbu ild , while res id entialelements c ontinu e in the bu ild phas e fora
fu rtherperiod oftime. Fu rthermore, its hou ld be noted thatthe pre-bu ild
period s forallprojec ts , and partic u larly formixed -u s e projec ts , c an be highly
variable. Theiroveralld u ration d epend ingon proc u rement, planning,
c ons u ltation, d es ign, tec hnic aland c ontrac tnegotiation proc es s es . The
inc lu s ion ofmu ltiple u s es , pu blic s ec torbod ies and c ommerc ialparties , c an
lead to extend ed times c ales whic hc annotbe c ontrolled fu lly by the land owner.
In ad d ition, times c ales willals o be affec ted by res ou rc es and c apac ity ofall
parties involved .

Part 2d: Financial appraisal

25. Financ ialapprais als ofeac hoption have been c arried ou ts u c hthatthe
options c an be c ompared bas ed on three key financ ialas s es s ments :

 B u ild c os t–this is the raw c apitalc ons tru c tion c os tofbu ild

 A nnu aloperatinginc ome –this is the annu algros s inc ome thatwou ld be

generated throu ghc arparkingand retailleas es on the s ite.

 Res id u alfinanc ialpos ition –this is the res id u alfinanc ialapprais alof

eac hs c heme, inc lu d ingallc os ts and inc ome generated .

26. D etails on the financ ialapprais alare provid ed in the C los ed Report. Table 2
provid es a financ ialrankingofeac hoption, alongs id e the totalbenefitand ris k
s c ores , and the d elivery times c ale foreac hoption.



2 7 . A s wou ld be expec ted , the c arparkingu pgrad e atgrad e provid es forthe mos t
ec onomic bu ild c os toption, while the mixed -u s e option is the mos tc os tly.
H owever, the res id u alfinanc ialpos ition is d ifferent, while the c arparking
options have reas onable res id u alfinanc ialbenefitto the C ou nc il, the mixed -
u s e option is antic ipated to have a potentially s trongerres id u al. This is d u e to
the fac tthatthe higherbu ild c os ts are offs etby the inc reas e in inc ome that
c an be generated from the range ofu s es .

2 8 . The c hallenge is to financ e the higheru pfrontbu ild c os tinves tmentand the
ris ks as s oc iated withthis s c heme s u c hthatthe res id u alfinanc ialbenefitis
realis ed overthe lifetime ofthe projec ts . A fu rtherc hallenge wou ld be to
manage the los s ofinc ome d u ringthe c ons tru c tion period where this inc ome is
ofoperationals ignific anc e, as itis forC entralB ed ford s hire.

Part 2e: Options appraisal conclusion - Preferred Option

29. O n the bas is ofthe options apprais alpres ented in this report, the mixed -u s e
d evelopmentoption is id entified as the preferred option. The regeneration of
Flitwic kS tation area throu ghthe d evelopmentofa c omprehens ive mixed u s e
s c heme c ompris ingres id ential, retailand improvements to trans port
infras tru c tu re wou ld helpto pos itively trans form Flitwic ktown c entre forthe
better, forboththe town’ s res id ents , neighbou ringc ommu nities , and railway
pas s engers . The regeneration ofFlitwic ks tation area, wou ld c omplementthe
otherimprovements beingimplemented in the area, s u c has the H ighS treet
improvementprojec td elivered as partofthe M arketTown’ s programme.
Together, thes e projec ts willhelpto ad d res s the phys ic alc ons traints ofthe ‘ 3
axis ’ town c entre c au s ed in large partby the d ivis ion ofthe c entre by the
railway line, the s c heme willprovid e improved pu blic s pac es and a genu ine
foc alpointforthe town c entre.

30 . The d evelopmentofnew homes in a s u s tainable and c entralloc ation wou ld
provid e greaterfootfallforthe town c entre and its bu s ines s es . The new homes
wou ld c ontribu te to C entralB ed ford s hire’ s 5 yearhou s ings u pply. Improved
c arparkingfac ilities in the s tation wou ld helpto ens u re c ommu ters are parked
in the mos tappropriate areas ratherthan on loc als treets . A new P u blic
Trans portInterc hange wou ld als o helpto improve the c onnec tivity between
bu s and rails ervic es and provid e a genu ine alternative to travelingto the
s tation by c ar.

31 . N ew retailand s ervic e u nits inc lu d ed wou ld s u bs tantially improve the overall
qu ality and range ofofferto town c entre u s ers generatingad d itionalfootfallfor
exis tingbu s ines s es . This as pec tofthe s c heme has the potentialto d irec tly
and ind irec tly c reate between 10 0 and 20 0 new jobs in the town c entre.



32 . In ad d ition to thes e s trongs oc io-ec onomic benefits , the antic ipated
operationalinc ome and res id u alfinanc ialpos ition are als o s tronges tforthe
mixed u s e d evelopment. H owever, itd oes have a more c omplex ris kprofile
than the otheroptions , and fu rtherworkis req u ired to ens u re thatthes e c an
be managed effec tively. In partic u lar, itis nec es s ary to ens u re thatthe C ou nc il
and /orits partners have the appetite to inves tin the u pfrontbu ild c os ts and
are aware ofthe likely implementation times c ales , whic hare longerthan the
otheroptions d u e to the inc reas ed c omplexity and involvementofa greater
nu mberofparties .

33. Fu rtherworkis als o rec ommend ed to refine the propos ed mix ofu s es and
c ommerc ialfloors pac e provid ed within the mixed -u s e d evelopmentoption
bas ed on markettes tingwithpros pec tive inves tors , d evelopers and other
potentialpartners orend u s ers .

34. Its hou ld be noted thatinformation u s ed to s u pportthe options apprais alis
bas ed on a range ofexternalprofes s ionalad vic e and internalas s es s ments
from relevantd epartments ac ros s the C ou nc il. The ind ic ative c os ts and bu ild
d u rations have been as s es s ed atan appropriate levelofd etailfors trategic
d ec is ion making, bas ed on feas ibility s tu d ies and benc hmarkd ata. They
s hou ld therefore notbe treated as ‘ final’ or‘ fixed ’ .

Part 3: Mixed-use development option – further appraisal

35. Followingthe options apprais al, fu rtherapprais alworkhas been u nd ertaken
and markets ou nd ings taken regard ingthe mixed -u s e option. In s u mmary:

 N etworkRail(the otherland owningparty in the S tation S ite), have

c onfirmed theirinteres tin the mixed -u s e s c heme inc lu d inga trans port

interc hange. This has followed two nec es s ary internalnationalapproval

proc es s es to ens u re bu s ines s and operationalc learanc e.

 Feas ibility s tu d ies , s u pported by tec hnic als u rveys , u nd ertaken by

C entralB ed ford s hire C ou nc il’ s A s s ets team and externalarc hitec ts

ind ic ate thata mixed -u s e s c heme is feas ible on the s ite.

 A d etailed res id u alapprais alofthe s ite u nd ertaken by A s pinalVerd ihas

c onc lu d ed thatthe s c heme is viable and has the potentialto generate a

s u rplu s land valu e forthe C ou nc il.



 A highways c apac ity s tu d y u nd ertaken by JM P has mod elled the traffic

impac tas s oc iated withthe mixed -u s e d evelopment, and c onc lu d ed that

there is s u ffic ientc apac ity in the loc alroad networkto s u pportthe

s c heme (s u bjec tto u s u alhighways works as s oc iated withany major

s c heme).

 A majornationalretailoperator, who wou ld be interes ted in anc hor

tenanc y within the d evelopment, has c onfirmed theirformalinteres tto

the C ou nc il, s u bjec tto the s c heme proc eed ingin a reas onable

times c ale.

 The H omes and C ommu nities A genc y have c onfirmed theirformal

interes tin partic ipatingin the mixed -u s e d evelopments u bjec tto d u e

d iligenc e, s u c hthatthe s ite c ou ld be partofthe government’ s S tarter

H ome initiative, whic hs eeks to provid e ad d itionals u pply ofafford able

hou s ingby 20 20 . A gain this wou ld req u ire the s c heme proc eed ingin a

reas onable timeframe. H omes and C ommu nities involvementwou ld be

in the form ofan eq u ity s hare in exc hange forforward fu nd ing u pto £ 3m

ofnec es s ary infras tru c tu re works , e. g. ac c es s road and trans port

interc hange. Ifthe res id entialelementofthe mixed u s e s c heme were

brou ghtforward as a S tarterH ome itwou ld provid e s ignific antnew

opportu nities forfirs ttime bu yers between the ages of23 and 40 to get

on the hou s inglad d er.

 A s pinalVerd iand C B RE (ac tingforone ofthe retailoperators )are ofthe

view thatmixed -u s e d evelopers wou ld be interes ted in lead ingthis

s c heme, whic hwou ld provid e a means oftrans ferrings ignific antd elivery

ris kto the private s ec tor.

Part 4: Recommended next steps

36. Given the potentialbenefits thatthe mixed -u s e s c heme c ou ld bringto Flitwic k
in line withthe C ou nc il’ s c orporate plan; the formalinteres trec eived from key
partners (N etworkRail, a majorretailoperator, and the H omes and
C ommu nities A genc y); and the likely interes tfrom mixed -u s e d evelopers in
workingwiththe C ou nc ilto manage the res id u alris kprofile, itis
rec ommend ed thatfu rtherworkbe u nd ertaken to fu rtherd evelopthis option. It
is rec ommend ed that:



 W orkis u nd ertaken withthe interes ted key partners to agree provis ional

head s ofterms fora mixed -u s e d evelopmenton the Flitwic kS tation area

s ite.

 A loc alc ons u ltation exerc is e be u nd ertaken to as c ertain the views ofthe

loc alc ommu nities ofthe options and potentialu s es within the mixed -u s e

option on the s ite.

 Exis tingbu s ines s es within the C ou nc il’ s land hold ing(Franklins H ou s e

and s eparate fas tfood u nit)be engaged and c ons u lted on the s c heme

options withthe pu rpos e ofid entifyingopportu nities to retain and

improve theirbu s ines s pos ition within Flitwic ktown c entre.

 A d jac entproperty owners are als o engaged and c ons u lted to id entify if

ad d itionalbenefits c ou ld be realis ed throu ghpartners hipworking.

 A d raftou tline d evelopmentbriefis prepared forthe s ite and feed bac k

s ou ghtfrom partners and interes ted mixed -u s e d evelopers , s u c hthatthis

c ou ld s u bs eq u ently be finalis ed and c ons id ered by the P lanning

C ommittee.

37 . In ad d ition, itis rec ommend ed thatfu rtherapprais alofd elivery options be
u nd ertaken forthe s c heme, s u c hthatthe C ou nc ilis able to d ec id e on the
preferred d elivery rou te. To this end , itis rec ommend ed thatthe following
fac tors be c ons id ered :

 S ale ofthe land to a d eveloper, withthe C ou nc iltakingno fu rtherrole

otherthan planning.

 The C ou nc ilac tingas a mixed -u s e d eveloper, fu nd ingand s elf-d elivering

the s c heme throu ghs tand ard c ons tru c tion c ontrac ts .

 The C ou nc iles tablis hinga d evelopmentpartners hipwitha mixed -u s e

d eveloper, withorwithou tthe c ou nc ilac tingas a partfu nd er.

38 . In as s es s ingand c ons id eringeac hoption, itis rec ommend ed thatthe
followingfac tors be c ons id ered :

 Investment –who willprovid e the fu nd ingforthe d evelopment?D oes

the C ou nc ilhave the ability and /orinteres tin provid ingthe inves tment

req u ired ?



 Risk –who is managingallofthe ris ks , to whatextentis the C ou nc ilable

and willingto take s pec ific ris ks ?D oes the C ou nc ilwis hto manage or

oc c u py any ofthe d evelopment?

 Return –whatlevelofretu rn orland valu e willlikely be generated ?

C ou ld this be a balanc e ofinitialc apitalrec eiptand /orongoingrevenu e

(s u c hthatitc u rrently rec eived from the c arparking)?

 Control –whatlevelofc ontrolwillthe C ou nc ilhave overtimes c ales and

the d evelopments c ope?Is the C ou nc ils atis fied withthe levelof

influ enc e thatitwillexertthrou ghits P lanningfu nc tion, and throu ghany

c ontrac ts , throu ghthe d evelopmentperiod and /orinto operations ?

(W here a partneris provid inginves tmentand takingris k, they willneed

to have the benefitofgreaterc ontroloverthe projec t).

 Likely market interest –whatotherparties wou ld be req u ired ?W hat

levelofmarketinteres t/c ompetition wou ld there be fors u c ha s c heme?

 Timescale –how longwillthe pre-c ontrac tworktake, whatc ontrol/

c ertainty willthere be?

39. To this end , itis rec ommend ed thatformalmarkets ou nd ings and expres s ions
ofinteres tbe s ou ghtfrom mixed -u s e d evelopers to as c ertain the leveloflikely
marketinteres tin the s c heme, the d elivery options beingc ons id ered and the
mix ofu s es thatwou ld be antic ipated by thes e partners .

40 . Itis als o rec ommend ed thatoffic ers be as ked to refine the financ ialres id u al
apprais aland c as h-flow forthe s c heme, and as partofthis workto as s es s the
likely d u ration and impac tofthe los s ofthe c arparkinginc ome forthe C ou nc il,
and the extentto whic hthe generation ofongoinginc ome from the s c heme is
feas ible and nec es s ary forthe C ou nc il, in takingthe s c heme forward .

41 . Finally, itis rec ommend ed thatles s ons be c aptu red from others imilar
s c hemes thathave been d eveloped s u c c es s fu lly els ewhere by otherloc al
au thorities workingin partners hipwithrailbod ies , the D epartmentfor
Trans portand a range ofprivate s ec torpartners . Key c omparable s c hemes
alread y id entified forthis pu rpos e inc lu d e H atfield S tation, the L u ton Trans port
Interc hange and Gu ild ford S tation. Itis rec ommend ed thatexamples als o be
s ou ghtwhere the d ifferentd elivery options beingc ons id ered by the C ou nc il
have been u s ed , and thatfac tors affec tingtimes c ales and d elivery pac e are
u nd ers tood .



Part 5: Interim car parking review

42 . The s tation s ite is c u rrently beingoperated as a temporary c arpark, provid ing
approximately 192 c arparkings pac es . The fac ility is wellu s ed withbetween
95 and 10 0 % oc c u pation typic ally d u ringthe week. In c onju nc tion with
c ons id eringwhetherornotto proc eed witha mixed -u s e s c heme, itis
rec ommend ed thatthe C ou nc ilreview, c ons id erand c os tany fu rtherremed ial
works req u ired to ens u re s afe operation ofthe temporary c arparkin the
period u pto c ons tru c tion c ommenc ing. N otingthat, in the c as e ofthe mixed -
u s e d evelopment, the time period to the c ommenc ementofc ons tru c tion and
the extentto whic hthatis in the fu llc ontrolofthe C ou nc il, willbe d epend ent
on the d elivery option s elec ted .

Measures of success in Central Bedfordshire

43. The u ltimate meas u re ofs u c c es s to be applied to this projec tand its
s u bs eq u entimplementation is the enhanc ementofFlitwic ktown c entre in line
withthe princ iples ad opted by the C ou nc il’ s five yearplan, namely a town
c entre pos itioned to thrive and pros perwithimproved fac ilities and s ervic es .
The preferred option ofa mixed -u s e d evelopmentpres ented in this report
wou ld pos itively c ontribu te to this , as as s es s ed throu ghthe s oc io-ec onomic
benefitapprais alpres ented above.

Council Priorities

44. The s u c c es s fu lprogres s ion ofthis projec twills u pportthe C ou nc il’ s objec tive
ofenhanc ingC entralB ed ford s hire by betterenablingFlitwic ktown c entre to
thrive and pros perwithan improved town c entre and fac ilities forthe benefitof
res id ents , employees and vis itors . Itwillals o helpto c reate a s trongerloc al
c ommu nity by provid inga greaters ens e ofplac e withthe town c entre atthe
heartofthis .

Corporate Implications

Legal Implications

45. The reportis u pd atingExec u tive on the progres s mad e s o farin reviewing
/apprais ingoptions forthe fu tu re u s e and d evelopmentofFlitwic kS tation s ite
and the nearby C B C c arparkand as kingforapprovalto fu rtherd evelopthe
preferred mixed u s e option thatinc orporates trans portimprovements .



46. Ifthe mixed u s e s c heme is taken forward legalc ons id eration willneed to be
given to the s elec tion ofpartners to provid e a s trongretailpres enc e and to the
head s ofterms to be prepared withinteres ted parties s u c has the H omes and
C ommu nity A genc y who willbe involved in any hou s ingelementand N etwork
Railas a promoterofimproved trans portfac ilities and an interc hange on the
Flitwic kS tation S ite.

47 . D ec is ions on whatlegalpowers and c ons ents willbe req u ired to ac hieve the
red evelopmentwillneed to be mad e. A s thes e d is c u s s ions d evelopitmay be
appropriate to leave the lead on s ec u ringpowers to one ofthe interes ted
parties thu s trans ferringd elivery ris k. Thes e matters willneed to be reported
bac kto Exec u tive in the reportpropos ed in the A u tu mn of20 1 7 .

48 . In the meantime the preparation ofa d evelopmentbriefand a propos ed
c ons u ltation wills eekto inform boththe C ou nc il, its partners and the pu blic
abou twhattypes ofs c heme wou ld be preferred and s u pportthe provis ion of
trans portimprovements and d elivery ofs tarterorothertypes ofhou s ing.

Financial Implications

49. There are s ignific antfinanc ialimplic ations c onc erningallofthe options
available to the C ou nc ilin relation to its land hold ingwithin the Flitwic ks tation
regeneration area.

50 . This inc lu d es bothexis tinginc ome from rents generated from Franklins H ou s e
and als o parkinginc ome generated by the C ou nc il’ s temporary c arpark.
B alanc ingthe potentiallos s ofthis c u rrentinc ome agains tfu tu re inc ome
s ou rc es (bothrevenu e and c apital)thatc ou ld be generated from a mixed -u s e
red evelopmentwillbe an importantc ons id eration onc e we are in a pos ition to
pres entfinalrec ommend ations .

51 . Its hou ld be noted thatthe C ou nc ilhas an exis tingalloc ation offu nd ingwithin
its M ed iu m Term Financ ialP lan of£ 1 , 0 57 M .

Risk Implications

52 . Ifa c omprehens ive mixed -u s e regeneration s c heme c entered on Flitwic k
S tation area is notpu rs u ed , the C ou nc ilis potentially atris kofhavingto repay
GovernmentGrowthA rea Fu nd regeneration grants totaling£ 3. 6m . Thes e
fu nd s were u s ed forthe ac q u is ition ofa s u bs tantialpartofthe C ou nc il’ s
c u rrentland hold ingin this loc ation.



53. In terms ofthe d evelopmentoptions available to the C ou nc ilthere is a broad
range ofris ks and levelofexpos u re thatvaries c ons id erably ac ros s the
options available. Thes e ris ks are s u mmaris ed in partin the main bod y ofthis
report, howeverthey willbe fu lly explored as partofthe d evelopmentofthe
finalrec ommend ed options fu rtherto this report.

Equalities Implications

54. C entralB ed ford s hire C ou nc ilhas a s tatu tory d u ty to promote eq u ality of
opportu nity, eliminate u nlawfu ld is c rimination, haras s mentand vic timis ation
and fos tergood relations in res pec tofnine protec ted c harac teris tic s ; age
d is ability, gend erreas s ignment, marriage and c ivilpartners hip, pregnanc y and
maternity, rac e, religion orbelief, s ex and s exu alorientation.

55. Good planningc an improve environments and opportu nities forc ommu nities
experienc ingd is ad vantage. P lanningwhic hd oes notad eq u ately engage with,
orc ons id erthe need s of, loc alc ommu nities is u nlikely to improve theirlife
c hanc es and may fu rtherentrenc harea-bas ed d is ad vantage.

56. The red evelopmentofFlitwic kS tation area, withinpu tfrom the loc al
c ommu nity, provid es a u niqu e opportu nity to rad ic ally improve ac c es s to this
importantinfras tru c tu re s o thatitprovid es a genu inely enhanc ed s ervic e forall
s tation u s ers , res id ents , employees and vis itors .

Sustainability Implications

57 . W hic heveroption is taken forward there willbe c ons id erable implic ations
c onc ernings u s tainability. A mixed -u s e d evelopmentwillprovid e
improvements to trans portinfras tru c tu re whic hwillenc ou rage and promoted
greateru s e ofpu blic trans portwhils tgrowingthe nu mberofloc aljobs c los er
to c ommu nities . This wou ld thereby red u c e ou t-c ommu tingand inc reas e loc al
pros perity and the growthofthe loc alec onomy. Ifthe C ou nc ild oes not
proc eed witha mixed -u s e s c heme itwills tillbe in a pos ition to enhanc e loc al
infras tru c tu re in terms ofimproved c arparkingfac ilities thereby s u pporting
forec as ted pas s engergrowthatFlitwic kS tation.

Appendix

Flitwic kd evelopmentand growth–s ite plan



Table 1: Benefits and risk appraisal
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o
w

(1
)

M
e

d
iu

m
(2

)

N
o

n
e

(0
)

N
o

n
e

(0
)

L
o

w
(1

)

4
/

2
5

L
o

w
(1

)

L
o

w
(1

)

L
o

w
(1

)

L
o

w
(1

)

L
o

w
(1

)

5
/

2
5

Car park
upgrade
multi-storey,
enhanced
capacity L

o
w

–
M

e
d

iu
m

(2
)

M
e

d
iu

m
(3

)

L
o

w
–

M
e

d
iu

m
(2

)

N
o

n
e

(0
)

L
o

w
(1

)

8
/

2
5

L
o

w
-

M
e

d
iu

m
(2

)

L
o

w
-

M
e

d
iu

m
(2

)

M
e

d
iu

m
(2

)

M
e

d
iu

m
(2

)

L
o

w
(1

)

9
/

2
5

Mixed use
development

M
e
d

iu
m

–
H

ig
h

(4
)

H
ig

h
(5

)

H
ig

h
(5

)

H
ig

h
(5

)

M
e
d

iu
m

-
H

ig
h

(4
)

2
3

/
2

5

M
e
d

iu
m

(3
)

M
e
d

iu
m

p
lu

s
(4

)

M
e
d

iu
m

(3
)

M
e
d

iu
m

p
lu

s
(4

)

L
o

w
-

M
e
d

iu
m

(2
)

1
6

/
2

5



Table 2: Summary options appraisal outcome -

Benefit
score

Risk score

Indicative pre-
build / project
preparation
duration

Indicative
build duration

Build cost
Annual
operating
gross income

Residual
financial
position

Do nothing existing car
park

1/25 0 /25 N il N il N o c os t

(Rank1)

Third highes t
inc ome
(Rank3)

Third highes t
inc ome
(Rank3)

Car park upgrade at
grade, existing capacity

4/25 5/25 6 –8 months
(as s u mingno
planning
c ons ent
req u ired )

10 –12 months
(typic ally 4 –6
months forc ar
parkbu t
retainingwall
willtake
longer).

Third highes t
c os t

(Rank2)

Third highes t
inc ome

(Rank3)

S ec ond highes t
res id u al
(Rank2)

Car park upgrade multi-
story, enhanced
capacity

8 /25 9/25 12 months
(planning
c ons entwou ld
be req u ired )

12 –1 8 months
(typic ally 10 -
12 months for
c arparkbu t
retainingwall
willtake
longer).

S ec ond highes t
c os t

(Rank3)

S ec ond highes t
inc ome

(Rank2)

Third highes t
res id u al

(Rank3)

Mixed use development

23/25 16/25 12 –24 months
(d epend ing
partic u larly on
d elivery option
and
proc u rement
approac h)

36 –48 months
(bu twiththe
potentialfor
interim
hand overs of
partic u lar
elements )

H ighes tc os t

(Rank4)

H ighes tinc ome

(Rank1)

H ighes t
res id u al

(Rank1)


