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1. INTRODUCTION 

1.1 My name is Trevor Burns. I am a Chartered Institute of Housing Certified Practitioner. 

1.2 I hold the following qualifications: Master of Science (M.Sc.), Bachelor of Science 

(B.Sc.) and Postgraduate Certificate in Housing. 

1.3 I have over 35 years of experience working in housing management, development 

and regeneration. 

1.4 From May 1982 to December 1985 I was employed by Basildon Borough Council 

(“the Council”). As the Team Leader of the Grapevine outreach team, my role was 

to engage peripatetically with the community, including hard-to-reach young people, 

in order to sign-post multi-agency information and counselling services with regard to 

housing, health and well-being. One of the Council offices from which my team and I 

operated was located on the Craylands Estate (the “Estate”). 

1.5 From January 1986 to April 1996 I was employed by NACRO, developing and 

managing housing projects in Basildon and other Essex boroughs. One of the 

homeless projects I developed and managed was on the Craylands Estate. 

1.6 From May 1996 to December 2008 I was employed by Swan Housing Group. 

Reaching the level of Assistant Director, Development, I was responsible for 

delivering housing schemes in Basildon, other boroughs in Essex, and East London. 

During the latter stages of this employment I was part of the Development & 

Regeneration Team that was seeking to bid for and secure preferred partner status 

for the re-development of the Craylands Estate. 

1.7 From January 2009 to December 2017 I was employed by East Thames Housing 

Group. In my role as Executive Director, Development & Sales I was responsible for 

the strategic delivery of a programme of development and regeneration schemes. 

These schemes included the Ocean Estate in Bethnal Green, the Gascoigne Estate 

in Barking and the New Union Wharf Estate on the Isle of Dogs. Whilst it was 

necessary to purchase leasehold properties on these estates, none of them reached 

a Public Inquiry stage, as all the leaseholders chose to sell their properties by private 

treaty; having accepted packages similar to those offered to home-owners on 

Craylands North. 

1.8 In January 2018 I founded a housing consultancy, Trevor Burns Limited, of which I 

am a Director. I also became an Associate of Altair Limited at this time. Since January 

2018 I have been commissioned by the Council, through Altair, in the role of Team 

Manager, Development & Investment. My function is to deliver the Council’s social 

rented housing programme and to deliver a mixed-tenure housing programme 

through the Council’s wholly owned subsidiary, Sempra Homes. Since September 
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2020 I have assumed responsibility for the operational delivery of the Fryerns / 

Craylands estate regeneration scheme (the “Wider Project”) in partnership with 

Homes England and Swan. In this capacity, I have operational responsibility for the 

effective delivery of the Fryerns & Craylands Phase North Compulsory Purchase 

Order 2020 (the “Order”) as it relates to the North Phase (the “Scheme”) of the 

regeneration. 

2. SCOPE OF EVIDENCE 

2.1 I have prepared this proof of evidence in support of the Regeneration, the Scheme 

and the Order which was made on 19th August 2020. 

2.2 The Wider Project masterplan (the “Masterplan”), contained within the 2017 planning 

permission 16/00898/OUT (CD 5.5), envisages that following the completion of the 

first two phases the remainder of the Scheme will be delivered in a number of 

overlapping phases; Phases West, North & South. The land subject to the Order lies 

within the third phase of the Scheme, described as “Phase North”, and relates to 8.49 

hectares of the Estate. 

2.3 The regeneration of Fryerns and Craylands was conceived, and has subsequently 

been underpinned, by local resident community action. It has been strongly supported 

by the Council and other national, regional, and local statutory and voluntary 

stakeholders. To date a range of significant milestones have been achieved. These 

include the following: 

 May 2001: The Fryerns East & Craylands Neighbourhood Committee 

(FECNC) established by local residents 

 19th February 2002: First public meeting of FECNC held to discuss the 

future of Fryerns & Craylands - attended by 120 residents 

 30th January 2003: Multi-agency meeting to discuss Fryerns & Craylands 

8th October 2003: Fryerns & Craylands Estate Renewal Project Group 

(FCERPG) established 

 21st and 28th October 2003: Public meetings of FECNC held 

 18th November and 16th December 2003: FCERPG meetings held 

 October 2003: Basildon Renaissance Partnership established as an 

unincorporated body with a membership comprising the Council, Essex 

CC, East of England Development Agency, Thames Gateway South 

Essex Partnership, English Partnerships and the Housing Corporation. 

The vision is, “to secure the regeneration of the district in that will deliver 
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sustainable communities”. The plan of action has five themes including 

“Theme 3: Estate renewal and a new housing programme”. A key 

component of Theme 3 is the preparation of a detailed masterplan for the 

Craylands Estate and the purchase of the Fryerns School site. 

 October 2003: Basildon Renaissance Partnership Business Plan 

produced by AMION Consulting 

 26th February 2004: Submission and later acceptance of a funding 

application by the Basildon Renaissance Partnership and Basildon 

Council to the Office of the Deputy Prime Minister for £18.5m 

 2006: Your Choice appointed as Independent Tenant Advisor 

 May 2006: BPP Regeneration complete an Economic Appraisal of 

Fryerns & Craylands that English Partnerships utilises to commit to 

delivering the comprehensive regeneration of Fryerns & Craylands 

 June 2006: English Partnerships, the Council and local residents select 

Swan as the preferred developer for the regeneration of Fryerns & 

Craylands following an OJEU tender process 

 June 2006: First issue of Craylands newsletter distributed 

 July 2006: English Partnerships submit initial planning application 

 March 2008: English Partnerships planning application 06/00873/OUT 

approved (CD5.10) 

 2008: Community Action Plan for Fryerns & Craylands 2008-11 produced 

(CD7.5) 

 18th November 2008: Swan, the Council and English Partnerships enter 

into a Combined Development Agreement 

 August 2008: Reserved matters application for 391 dwellings, together 

with the retention of 35 existing dwellings, temporary shops and 

community facilities approved (07/00002/REM) 

 April 2010: A full planning application for revised elevations and roofs on 

133 dwellings (known as phases 1A-1B) approved (10/00150/FULL) 

 April 2010: A full planning application for 206 new dwellings, new shops, 

community hall and associated works (known as phases 1C-1F) approved 

(11/00719/FULL) 
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 December 2010: Following public consultation, new development named 

“Beechwood Village” 

 February 2011: First issue of Beechwood Village and Craylands 

newsletter distributed 

 December 2012: First phase of 206 new homes completed 

 December 2015 – May 2016: Extensive stakeholder engagement and 

community consultation on the redevelopment proposals. 

 December 2015 – April 2016: Pre-application Discussions with Basildon 

Borough Council, Essex County Council and statutory consultees 

 June 2016: Swan submit a hybrid planning application, including detailed 

planning consent for Phase North 

 30th June 2016: Cabinet approved the revised Masterplan and a Deed of 

Variation to the CDA 

 June 2016 – March 2017: Determination and approval of planning 

permission 16/00898/OUT (CD5.1) 

 October 2016: Hybrid planning application approved at Planning 

Committee 

 22nd March 2017: Hybrid planning application s106 signed (CD5.3) 

 March 2017: Combined Development Agreement Variation 

 December 2017: Second phase of 206 new homes and the “Beech” 

Community Centre completed 

 December 2019 – February 2020: Discharging pre-commencement 

conditions for the North Phase 

 March 2020: Implementation of North Phase permission. 

 August 2020: Phase North CPO made by Council. A note confirming that 

the legal requirements for making the CPO have been complied with is at 

Appendix TB6. 

 June 2021: 184 permanent and 127 temporary tenants successfully 

decanted and re-housed 
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 June 2021: 28 of 31 in Phase North private properties acquired (with an 

additional 2 being progressed through conveyancing) 

2.4 The regeneration of the Estate is a significant priority for the resident and leaseholders 

living on the former Fryerns and Craylands (now known as “Beechwood Village”), 

other people living nearby, the Council, Homes England, Essex County Council, and 

other local, regional and national stakeholders. 

2.5 To deliver Phase North the Council and Swan originally required the decanting of 74 

securely tenanted properties owned by the Council and Swan; and the acquisition of 

31 private residential properties. At the time of the application for the Order, there 

were 7 properties remaining in private ownership. 

2.6 The Council’s purpose in making the Order, and seeking its confirmation, is to enable 

the Council to acquire compulsorily the land that is the subject of the Order (the “Order 

Land”) in order to facilitate the delivery of Phase North. The Order Land is detailed 

in the evidence of Mr Sullivan. 

2.7 There are currently 3 properties remaining in private ownership. Agreement has been 

reached for 2 of these properties to be sold to Swan; with legal conveyancing having 

commenced. There is 1 privately owned property remaining for which there is no sale 

/ purchase agreement in place. 

2.8 In section 3 of this proof of evidence, I will set out the background to the regeneration 

of the Estate, the Scheme, and the Order. 

2.9 In section 4, I will set out the joint approaches the Council and Swan have adopted in 

seeking to acquire properties by private treaty from homeowners in Phase North in 

order to deliver the proposed regeneration. 

2.10 In section 5, I will refer to the government’s guidance on the compulsory purchase 

process and the Crichel Down Rules (July 2019) (the “Guidance”) (CD3.1) and in 

particular those parts that are relevant to the funding and delivery of the Scheme. I 

will also set out how the Council and Swan have sought to operate within other areas 

of government guidance with respect to estate regeneration. 

2.11 In section 6, I will set out the Council’s rationale and decision-making for seeking a 

Compulsory Purchase Order for the Phase North properties; as a means of last resort. 

2.12 In section 7, I will detail the main provisions of the Combined Development Agreement 

and how the Scheme will be delivered in accordance with the agreement. I will 

describe the Council’s commitment to the Order and delivery of the Scheme and 

explain that there are no impediments to its delivery. 
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2.13 In section 8, I will detail the public engagement with the Scheme from the start of the 

process to date. 

2.14 In section 9, I will address the Council’s historic and on-going commitment to the 

scheme. 

2.15 In section 10, I will respond to the objection insofar as it relates to why the Council 

has chosen to deliver the Scheme including the demolition of the properties falling 

within the Order Land, rather than by refurbishing them. 

3. BACKGROUND TO THE SCHEME 

3.1 As introduced and detailed in the Council’s Statement of Case for the Order (CD1.4), 

the Craylands estate was built in the 1960’s within the Fryerns ward in the borough of 

Basildon. It was designed utilising “Radburn” principles, which included separating 

pedestrians and vehicles. It was characterised by cul-de-sacs, parking courts and 

alleyways between houses. It had little in the way of usable green spaces, being 

largely urban with the exception of small private gardens and some quite poor 

communal areas. 

3.2 By 1985, when I first worked on the Estate, Craylands had acquired a local reputation 

for poor quality housing design, anti-social behaviour and drug dealing from the 

maisonette blocks. It was in recognition of this growing notoriety that a range of 

interventions, including the introduction of a Grapevine outreach team operating from 

an office on the Estate, were implemented. By the turn of the millennium in 2000, as 

detailed in the Fryerns & Craylands Estate Renewal Business Case 2004, as 

submitted to the Office of the Deputy Prime Minister (ODPM) by the Council and the 

Basildon Renaissance Partnership in March 2004 (Appendix TB1), the Estate had 

been identified as the most deprived area of Basildon with a wider reputation for high 

crime, low educational attainment and general anti-social behaviour. 

3.3 In 2001, the Council commissioned a comprehensive stock condition survey for 

addressing the major investment required to provide for demolition and re-

development, refurbishment, provision of new community facilities and environmental 

upgrading. As summarised in the Basildon Renaissance Partnership Commencement 

Business Plan 2003 (Appendix TB2), this was used to inform a 10-year investment 

strategy that aimed to ensure that all social housing met the Government’s Decent 

Homes Standard of being wind and weather tight, warm and having modern facilities. 

3.4 The investment strategy identified Craylands as being one of three Priority Action 

Areas. The reason for this is summarised in the Basildon Renaissance Partnership 

Commencement Business Plan 2003 as follows: 
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 “Craylands – comprising 971 homes many of which are contained within 31 

maisonette blocks, the estate remains unpopular despite a good investment 

record. The estate is poorly laid out with large communal parking areas which 

encourage car crime and vandalism. The central shopping parade is poor and 

under-used. The estate is bounded by a redundant school site, which may 

potentially release land to create a more mixed housing scheme as part of 

overall redevelopment.” 

3.5 As summarised in the Fryerns and Craylands Estate Renewal Business Case 2004: 

 “The Craylands Estate was built, along with other estates surrounding 

Basildon, in the 1960s. These quickly constructed estates have not stood the 

test of time. Poor architectural design and construction techniques have 

proved unsustainable and, despite a good record of investment, expensive to 

maintain and repair with many of the properties reaching the end of their useful 

life. The inadequacies of original design coupled with the physical 

deterioration of the stock have in no small way contributed problems that the 

estate now experiences. The estate is unpopular because of its reputation for 

isolation, poor quality housing and inadequate social amenities. High levels 

of crime, neighbourhood nuisance and antisocial behaviour; extremely low 

levels of educational attainment, qualifications and skills and high 

unemployment and economic inactivity characterise the estate as a place in a 

downward spiral of deprivation, social exclusion and neglect.” 

3.6 The Fryerns and Craylands Estate Renewal Business Case 2004 also provides 

evidence of the continued decline of the Estate: 

 “The Fryerns ward, of which the Craylands Estate is part, at 738, (out of 8,414) 

is ranked overall amongst the 10% most deprived wards in England on the 

Indices of Multiple Deprivation (IMD) 2000. Most significantly the ward’s 

ranking for the Educational domain is the third worst in England. All the other 

individual domains, excluding the Access domain, fall within the 20% most 

deprived wards in England.” 

 “The Estate suffers from high levels of crime with high incidences of criminal 

damage and offences against the person. The highest categories of recorded 

crime are theft of and theft from motor vehicles and criminal damage. The 

poor design of the estate has resulted in large under-utilised parking area, 

highly vulnerable to car crime and vandalism. Many residents now park their 

vehicles away from the estate because of the high risk of theft or damage.” 

 “Despite the high levels of reported crime it is thought there is a significant 

level of unreported crime. There are also high levels of fear of crime 

particularly amongst elderly residents. Domestic violence and the number of 
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children on the child protection register are reportedly higher than elsewhere. 

Staff from the PCT as well as Council Housing officers will only make home 

visits to estate residents in pairs due to thigh risk that these visits are believed 

to represent.” 

 “There is a marked lack of youth provision and facilities for young people on 

the estate and nowhere for them to meet. Other residents perceive large 

groups of young people “hanging around” on the estate as threatening. There 

is a high level of concern about the vulnerability of young people to being both 

involved in crime and being the victims of crime. It is thought there is a growing 

drug culture on the estate.” 

3.7 As a consequence of these observations, the physical re-development of the Estate 

was considered essential by the Council, to address its poor design and layout. The 

Scheme secured funding of £18.5m, via the 2003 ODPM Sustainable Communities 

Fund, to remodel the estate and redevelop an adjoining former school site to create 

a new, sustainable community. The project was originally led by English Partnerships, 

in partnership with the Council. The administrative arrangements changed when the 

Homes and Communities Agency HCA), and subsequently Homes England came into 

being as replacement bodies for English Partnerships. 

3.8 As described within the Community Action Plan for Craylands 2008-2011 (CD7.5), 

extensive engagement with local partners, groups and residents took place over a 

period of three years between 2004 and 2007. The identified priorities for local people, 

as highlighted in the Action Plan, were: better facilities and local services, better 

design and housing standards, better environment, less crime and anti-social 

behaviour, more resident and community involvement, and an integrated and active 

communities. 

3.9 A community action group, the “Craylands Action Plan Delivery Group” was formed 

which sought to identify the problems on the Estate and to inform the actions than 

would help resolve them. The issues, potential solutions and priorities were codified 

within the Action Plan. 

3.10 Whilst the proposals for the area considerably pre-date the advice in the 

Government’s Estate Regeneration National Strategy 2016 (CD3.2), it is clear that 

the regeneration was founded in what residents wanted for their area, continues to 

seek to protect the interests of the existing community and aims to deliver positive, 

transformational, physical and economic improvements. 

3.11 In May 2006 BBP Regeneration provided English Partnerships with an Economic 

Appraisal for the Estate (Appendix TB3). The Economic Appraisal included the 

following overview for the rationale for public intervention: 
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 “The Craylands Estate has a reputation for isolation, poor quality housing and 

inadequate social amenities, and is now perceived to be caught up in a 

downward spiral of deprivation, social exclusion and neglect. It suffers from 

high levels of crime, neighbourhood nuisance and anti-social behaviour, 

coupled with extremely low levels of educational attainment, qualifications and 

skills. The Estate’s population exceeds 2,400, but many of its 970 dwellings 

are in a poor condition and property values are amongst the lowest in 

Basildon. For many council tenants (nearly 50% of the properties are 

tenanted), it is understood that Craylands is the least favoured choice. The 

deprivation statistics paint a picture of an area in desperate need of 

assistance. The Basildon District is ranked the third most deprived in Essex, 

with 18% of its residents living in seriously deprived areas. The Craylands 

Estate spans three Super Output Areas (SOAs) of which two rank amongst 

the most deprived 20% in the country. Unemployment within the Fryerns ward 

is 3.2% in comparison with 1.6% for Essex as a whole, whilst long-term 

unemployment amongst Craylands Estate residents aged 16-74 years is as 

high as 3% Within the wider Basildon District, 31.5% of households have a 

net household income below that required to purchase or rent an average 

dwelling. The figure for Craylands Estate is suspected to be considerably 

higher. Recognising its problems, extensive consultation with the local 

communities has resulted in a Vision Statement for the Estate which is now 

guiding the master-planning process and seeks to achieve: 

o Better local services and facilities for everyone 

o A better environment 

o Somewhere to be proud of; and 

o Somewhere to feel safe” 

3.12 The Economic Appraisal also include the follow socio-economic context: 

 “As the Index of Multiple Deprivation 2004 data shows, the Craylands estate 

and immediate surrounding area suffer from high incidences of crime. These 

incidences are predominantly represented by property damage and offences 

aginst the person, and the Craylands estate saw the highest number of 

hate/race crime in 2003/04. The Craylands estate is reported as one of seven 

hotspots in the Bsildon District, and anti-social behaviour is a significant 

problem in terms of drug use and nuisance youths. Fryerns ward as a whole 

is identified as an area of high crime, high fear, and the fear of crime rate for 

the ward, at 36.7% is the second highest in the district. In addition, the 

condition of many of the Estate’s dwellings falls short of acceptable standards 

of repair. Arecent Stock Conditions Survey of the Council’s stock indicated 
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that 44% of properties are “non-decent” and 75% “potentially non-decent” 

under Decent Homes Standards. Although this survey covered a wider 

geographical area than Craylands, subsequent Estate-specific work 

undertaken by savills identified a requirement of £17.97 million to “catch-up” 

and “future major” works, representing the minimum level of spend for the 

Council to bring its units up to acceptable standards of decency. As with the 

dwellings, the Estate’s retail premises are similarly dilapidated, with the 

majority of its lock up shops vacant.” 

3.13 The Economic Appraisal concluded that public sector intervention is required on a 

number of grounds as follows: 

 “Firstly there is a consensus amongst the scheme’s public sector partners that 

the Estate’s decline, as outlined above, cannot be allowed to continue. 

However if these problems are to be addressed, a positive strategy for 

investment is required. If this is to be effective, this strategy must be of 

sufficient magnitude to achieve a step change in the physical environment. 

The private sector is unlikely to make this investment on its own volition, s the 

returns which could be generated would be inadequate to compensate for the 

level of risk involved. The availability of the Fryerns site next to the Estate has 

opened up the possibility of combining the areas into a multi-phased 

development opportunity, which offers sufficient space and flexibility to enable 

a substantial re-modelling of the existing residential product as well as the 

construction of new dwellings. The Craylands Estate would not be able to 

achieve these activities in its own right as it has insufficient surplus space. 

The Fryerns site is therefore an essential element of any redevelopment / 

regeneration proposal. Large numbers of properties on the Craylands Estate 

are privately owned, having been acquired under the Right-to-Buy initiative. 

The cost of buying out these interests, which are scattered throughout the 

Estate, is huge, but a crucial factor if change on the scale required is to be 

achieved.” 

3.14 The Economic Appraisal highlights that the H.M. Treasury Green Book requires that 

a rationale for the use of public funds has to be provided in terms of “market failures” 

which prevent the market from operating efficiently. It goes on to provide the market 

failures rationale through “scale and complexity arguments”, “public good arguments” 

and “risk and information deficiency arguments”. It concludes by stating that: 

 “The rationale for public sector intervention is therefore multi-faceted. 

However, the range of factors outlined above creates a funding gap which the 

private sector is unwilling to meet. Perhaps the most significant of these is the 

inability of the private sector to commit to the substantial funds necessary to 
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acquire and decant residents, alongside and extended programme of re-

modelling and new development.” 

3.15 The Economic Appraisal reviewed a range of potential intervention options open to 

the public sector; highlighting the key issues and constraints on technical feasibility. 

Representing a “mix and match” approach, BPP formulated seven options. These 

are summarised below: 

 Option 1: The reference case – English Partnerships has no further 

involvement in the project and exits existing Fryerns site commitments without 

exercising its option to acquire the Essex CC landholdings and without 

participating in the remodelling of Craylands. 

 Option 2: The minimum investment scenario – English Partnerships sells its 

existing Fryerns site without exercising its option to acquire the Essex CC 

landholdings. English Partnerships participates in the remodelling of 

Craylands. 

 Option 3: The reduced investment scenario – English Partnerships retains and 

procures development on its Fryerns site without exercising its option to 

acquire the Essex CC landholdings. English Partnerships participates in the 

remodelling of Craylands. 

 Option 4a: A redevelopment of Fryerns and upgrade of Craylands (using 

Fryerns as a feeder site) investment scenario – English Partnerships retains 

and procures development on its Fryerns site and exercises its option to 

acquire the Essex CC landholdings. English Partnerships participates in the 

remodelling of Craylands. 

 Option 4b: A redevelopment of Fryerns and redevelopment of Craylands 

(using Fryerns as a feeder site) investment scenario – English Partnerships 

retains and procures development on its Fryerns site and exercises its option 

to acquire the Essex CC landholdings. English Partnerships takes the lead 

role in demolishing all existing dwellings and opens up the opportunity for a 

comprehensive approach with new types of residential product. 

 Option 5: The comprehensive investment scenario - English Partnerships 

retains and procures development on its Fryerns site, exercises its option to 

acquire the Essex CC landholdings and acquires two additional sites occupied 

by an Adult Education Centre and a primary healthcare centre. English 

Partnerships takes the lead role in demolishing all existing dwellings and 

opens up the opportunity for a comprehensive approach with new types of 

residential product. 
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 Option 6: The alternative use scenario – A number of alternative uses were 

considered including; industrial / business uses, food-store provisions and a 

Centre for Sporting Excellence. Due to the surrounding residential uses, 

however, and the lack of demand, the site was considered unsuitable for all 

these uses. 

3.16 The Economic Appraisal then considered four broad delivery structures that could be 

utilised: 

 1. English Partnerships enters into a joint venture arrangement with the 

Council and a developer / development consortium, based upon an agreed 

masterplan and development appraisal / business plan, and an agreement 

that each party agrees to provide land / funding and perform particular roles 

in the development process. 

 2. English Partnerships encapsulates the joint venture, as described above, 

into a Special Purpose Vehicle e.g. a company limited by guarantee for the 

Fryerns and Craylands project as a whole. 

 3. English partnerships delivers through a traditional gap-funding approach, 

whereby the public sector takes responsibility for all cost liabilities (land , 

infrastructure, etc.) or pays monies to the private sector to part fund specific 

works, with clawback arising upon certain events. 

 4. English Partnerships adopts a direct development approach, whereby it 

takes control of the land / other interests from other parties and jointly with the 

Council, works up a detailed masterplan, secures outline planning permission, 

undertakes the scene-setting infrastructure to create a suitable development 

platform, and draws up the development briefs for the various parcels and puts 

the resultant briefs to the market for bids. 

3.17 In order to compare the advantages and disadvantages of each of these delivery 

structures, quantitative and qualitative comparison assessments were undertaken. 

These assessments are included within the Economic Appraisal on pages 45-47 of 

Appendix TB3. 

3.18 The quantitative assessment was summarised as follow: 

 “The options have been considered in terms of marginal (or net) public sector 

cost, which considers the additional public sector cost of each option over and 

above that of the reference case. This reflects the fact that the public sector 

is required to invest £17.972 million in the reference case to bring units on the 

Craylands Estate up to Decent Homes Standards and that all options have 

provided for a public sector investment of £5.462 million in new road 
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infrastructure. On this basis the options’ marginal value for money ranking is 

set out below: 

1. Option 3: -£16,006m (i.e. £16,006m cost in addition to the £23,434m cost 

of Option 1, the reference case 

2. Option 2: -£6,494m 

3. Option 5: £3.951m 

4. Option 4a: £4,238m 

5. Option 4b: £27.831m” 

3.19 The qualitative assessment results were summarised in a table reproduced below: 

 

 Option 1 Option 2 Option 3 Option 4a Option 4b Option 5 

Consistency 
with planning 

issues 

Poor Good Good Good Poor Very Good 

Deliverable risk Minimal Medium Low/Medium Low/Medium Very High Medium 

Contribution to 
Government, 

Sub Regional & 
Local Strategies 

Minimal Average/Good Average/Good Average/Good Very Good Very Good 

Improved 
Community 

Facilities 

Very 
Poor 

(None) 

Good Good Good Good Very Good 

Improved 
Environmental 

Standards 

Poor Good Good Good Very Good Good 

Quality & 
Sustainability 

Issues 

Poor Average Average Good Very Good Good 

3.17 The Economic Appraisal concludes by recommending the following: 

 “In the light of the above, the following three options are recommended for 

detailed analysis: 

o Option 1, the reference case 

o Option 2, a minimum investment scenario, which assumes that Fryerns 

is to be redeveloped by the private sector and that the Craylands Estate 

is upgraded, using off-site decants 

o Option 5, the preferred option, which anticipates an expanded site, 

including the AEC and PCT land and assumes that EP will ensure that 

the Fryerns site is brought forward with a sustainable development of 
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private / affordable residential units and new AEC / PCT facilities 

alongside an improved, remodelled Craylands Estate” 

3.18 The three recommended options were considered by English Partnerships and Option 

5 was subsequently taken forward as the preferred option. This resulted in the 

submission of a planning application by English Partnership in 2006. This application 

provided the following description of development (06/00873/OUT): 

 ‘Partial demolition and redevelopment to provide up to 1400 new dwellings (of 

which up to 750 net new dwellings) together with a local centre comprising up 

to six Class A retail units, community uses, education use, health use, 

associated roads, car parking and landscaping with all matters reserved apart 

from access’ 

3.19 This planning application was approved in 2008 (06/00873/OUT) (CD5.10) and has 

been subject to the following revisions and subsequent permissions: 

 Reserved matters for 391 dwellings, together with the retention of 35 existing 

dwellings, temporary shops and community facilities was approved in August 

2008 (07/00002/REM). 

 A full planning application for revised elevations and roofs on 133 dwellings 

(known as phases 1A-1B) in April 2010 (10/00150/FULL). 

 A full permission for 206 new dwellings, new shops, community hall and 

associated works (known as phases 1C-1F) in April 2010 (11/00719/FULL). 

3.20 Also in 2006, English Partnership led, in conjunction with the Council, an OJEU 

compliant procurement process that resulted in the selection of Swan Housing Group 

(“Swan”) as the preferred development partner. Swan’s involvement, and its track 

record, is addressed in the evidence provided by Mr Riley. 

3.21 The Council subsequently gave in-principle approval for the regeneration of the Estate 

on 27th June 2007, as described in the minutes of the Cabinet meeting of this date 

(CD6.1). 

3.22 Following extensive consultation with local residents, and a review of the condition of 

some of the properties scheduled to be demolished under the terms of the original 

consent, a revised outline planning permission (and full application in respect of 

Phase North) 16/00898/OUT was granted in 2017 (CD5.1). 

3.23 The hybrid nature of the application was controlled by the proposed comprehensive 

phasing of the redevelopment, summarised as follows: 
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 North Phase (8.49 ha) – Detailed planning application relating to 5 intervention 

areas within the northern half of the estate 

 Central Phase (0.29 ha) – Detailed planning application for a new landscaped 

hub within the centre of the estate 

 Central West Phase (0.39 ha) – Outline planning application with all matters 

reserved for a commercial / NHS hub within the centre of the site 

 South Phase (12.66 ha) – Outline planning application with all matters 

reserved accept access 

 West Phase A (6.89 ha) – Outline planning application with all matters secured 

except appearance for the site of the former Fryerns school 

 West Phase B (0.22 ha) – Outline planning application with all matters 

reserved for an area of proposed self-build properties 

3.24 The officer report for this application (CD5.6) included the following background 

information: 

 “This revised application seeks consent for 587 dwellings (to give a total of 

994 dwellings). The application is presented in detail for some of the phases 

and outline for the others. It also proposes that the dwellings in the west phase 

be offered as custom-built dwellings to offer buyers choice and flexibility in the 

layout and final design of the properties. This will be within a series of design 

codes to ensure that there is a degree of uniformity within the scheme to 

ensure that the overall appearance of this part of the estate is of a high 

standard. The entire development would be built in accordance with a 

Masterplan for the whole development together with a landscape Masterplan 

to ensure co-ordination across the whole development. This is an important 

regeneration project that addresses a number of problems that exist in the 

original ‘Radburn’ inspired layout, (a style now recognised as not being a 

successful approach to the planning of residential estates). It follows 

extensive stakeholder involvement in the evolution of the scheme such as to 

ensure the resultant development meets the wishes of the community that 

have been resident on the development. The replanning of this area to create 

a more traditional form of development does nevertheless present a number 

of challenges as with retrofitting conventional street patterns results in some 

compromises being necessary to ensure a balanced scheme and retain 

viability. 

 The application is considered to comply with the National and Local Plan 

saved policies. Where there are limited conflicts with guidelines such as back-
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to-back distances, these are addressed in the design of units to ensure 

overlooking does not occur. Car parking is below the current adopted 

standards, apart from the west phase and commercial hub, however, this has 

been evaluated having regard to the existing provision and distribution and the 

scheme represents an overall improvement. Parking spaces are also located 

so as to be in locations that have greater surveillance and security. 

 Affordable housing over the whole development meets the requirements of 

the intent in the original legal agreement delivering 30%. The viability of the 

scheme is such that an increase in this number cannot be substantiated. 

 Whilst some mature planting is to be lost within the scheme, this is being 

compensated for by the inclusion or areas of open space and landscaping to 

create an improved setting for the development with ecological benefit and 

greater recreational value. 

 Having regard to the planning balance, it is considered that the scheme will 

lead to a positive enhancement of this locality, providing much needed new 

homes in an urban area.” 

3.25 Having obtained this planning consent, English Partnerships, the Council and Swan 

agreed that all reasonable steps should be made to acquire leasehold properties to 

be demolished within Phase North by private treaty. Planning matters are dealt with 

further in the evidence of Mr Sullivan. 

4. OBTAINING PHASE NORTH PROPERTIES BY PRIVATE TREATY 

4.1 The Fryerns & Craylands regeneration stemmed from the resident-expressed dis-

satisfaction with the quality of life associated with living on the Craylands Estate; and 

the Council’s commitment to positively respond to the resident-expressed demand for 

radical change. In keeping with subsequent MHCLG Guidance on Regeneration 2016 

(CD3.2), and in conjunction with Swan, the Council has continued to put local 

residents at the heart of the regeneration proposals. 

4.2 Also in keeping with the MHCLG CPO Guidance (CD3.1), the Council continues to 

believe that all reasonable steps should be taken to acquire all necessary land through 

negotiation. Compulsory purchase should only be used as a means of last resort. 

4.3 Following the selection of Swan as preferred partner in 2006 it was jointly agreed that 

Council and Swan tenants who were to be rehoused should be provided with a range 

of options with regard to their alternative home, and compensation for their home loss 

and disturbance. 

4.4 The 59 Council secure tenants who needed to be rehoused from their homes to 

enable the delivery of first two phases of the regeneration, were provided with a one-

37421560.V1 TB Proof final version 
331287.0550 08/06/2021 18 

https://37421560.V1


    
   

     

     

        

      

      

         

          

         

           

 

          

     

            

       

        

      

      

        

    

        

       

         

    

     

    

            

       

          

              

     

       

             

         

       

             

        

             

      

to-one consultation with regard to their housing needs and preferences. All 59 of 

these households moved into alternative secure tenancies provided by the Council 

elsewhere in Basildon. Whilst no formal satisfaction surveys were undertaken, there 

were no cases where court action was required to secure vacant possession. 

Feedback from the Council’s Rehousing Manager, responsible for the voluntary 

rehousing of the tenants, confirms that all these tenants were content with the 

alternative accommodation offered (Appendix TB4). Some of the vacated properties 

were used by the Council to provide temporary accommodation to 48 homeless 

households. All 48 were rehoused in either permanent or temporary accommodation 

within Basildon. 

4.5 The 74 Council secure tenants who need to be rehoused from their homes to enable 

the delivery of Phase North were also provided with a one-to-one consultation with 

regard to their housing needs and preferences. All 74 have been rehoused in 

alternative Council or Swan accommodation within Basildon. Again all tenants were 

content with the alternative accommodation offered (Appendix TB4). The Council has 

been utilising some of the vacant accommodation to provide temporary 

accommodation for homeless households. There are currently 6 remaining temporary 

households; all of whom have accepted offers of alternative accommodation and have 

scheduled moving dates in June 2021. 

4.6 It was agreed in 2017 that Swan would begin the negotiations to purchase properties 

and to complete as many as possible by private treaty. This approach would enable 

Swan as the “Developer” to purchase interests, allowing as much time as possible to 

negotiate acquisitions and to give homeowners time to buy replacement properties. It 

was also agreed that leaseholders would be provided with a range of options for 

securing alternative accommodation. 

4.7 Consequently, on the 20th February 2017 the Council wrote to all the homeowners in 

Phase North explaining that Swan would be confirming the timescales for the 

redevelopment of Phase North and negotiating the purchase of their properties; as 

detailed in the proof of evidence provided by Mr Pearce from Swan. As subsequently 

detailed within the Craylands Estate Homeowners Information Booklet of June 2018 

(CD7.7), leaseholders were to be provided with the following 5 options: 

 Option 1: To purchase a property elsewhere, including a new home on 

Beechwood, on the open market (if that option was chosen, the homeowner 

could choose to remain on the estate, in a new property) 

 Option 2: To move into one of the new homes on Beechwood as a shared 

equity owner (which would mean remaining on the estate, in a new property) 

 Option 3: To purchase a property on Craylands Estate not due for demolition 

or a resale property on Beechwood as a shared equity owner (which would 
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mean remaining on the estate, but in one of the retained rather than new 

properties) 

 Option 4: To purchase a property in the Basildon Town area as a shared equity 

owner 

 Option 5: To purchase a property on the Beechwood Estate on shared 

ownership terms and conditions (which would mean remaining on the estate, 

but on alternative terms to the shared equity arrangements) 

4.8 The details of how Swan and the Council have approached the negotiation with 

leaseholders in Phase North are set out in the proofs of evidence provided by Mr 

Pearce and Mr Cottage of Ardent. 

4.9 In essence, however, Swan initially commissioned the services of Tillet, Burns & 

Hughes a local Chartered Surveying company to provide valuation reports on the 

properties to be acquired. The market valuations were calculated on the market 

conditions assuming no regeneration scheme was in place. The valuation reports 

were applied to construct the offer to purchase the interests. 

4.10 Relevant homeowners were initially written to by Mr Pearce in March 2017 and 

subsequently many agreed to allow access to their property for valuation purposes. 

Valuation reports were received for all homeowners by May 2018. Swan used the 

valuation reports to issue offers to purchase the interests in accordance with 

legislation and guidance. 

4.11 On the 24th May 2017, Richard John Clarke, Chartered Surveyors (“Richard John 

Clarke”) wrote to Swan explaining that they had been commissioned by Mr Tristan 

Howe, a non-resident leaseholder of 17 Peterborough Way, to represent him and 

asked for details of any other homeowner affected by the proposals. The request for 

Swan to provide details of the other residents was declined on the grounds of 

confidentiality. Subsequently Richard John Clarke canvassed the estate offering to 

assist and represent homeowners with the valuation process. Eight leaseholders 

agreed to be represented. On 28th June 2017 agreement was reached between Swan 

and Richard John Clarke regarding fees and the terms of representation. The Council 

subsequently commissioned Colin Cottage from Ardent Management Services 

(“Ardent”) to negotiate with Richard John Clarke on its behalf. Swan continued to 

negotiate with the remaining leaseholders. 

4.12 The evidence from Mr Pearce from Swan and Mr Cottage from Ardent contains details 

of the subsequent negotiations. In essence, by early 2018 there was a shared view 

between the Council and Swan that a CPO Order would be required to help facilitate 

the proposed demolition and renewal programme. This was principally the result of 

a recognition that the owner of 17 Peterborough Way was acting unreasonably with 
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his demands and determination to hold out for an unrealistic settlement on the 

package price to be paid for his property. 

4.13 To begin with there were 31 homeowners in Phase North. At the point of the 

application for the Phase North CPO in 2020 there were 7 homeowners remaining in 

the Phase North area. On the basis that all reasonable steps had been taken to reach 

a voluntary sale, in March 2018, the Council considered the use of CPO powers under 

section 226 in respect of Phase North, and resolved that subject to a suitable 

indemnity agreement being entered into between the parties, a CPO should be made 

in respect of land identified in a plan attached to the report (the “Order Land”), and 

delegated authority was granted in relation to matters directed to progressing the 

CPO. The report to Cabinet and Minute 145/2018 are available at CD6.4 and CD6.5 

respectively. 

4.14 Of the 3 remaining homeowners, 2 have reached agreement with the Council and 

Swan with regard to the voluntary sale of their properties. There is 1 homeowner with 

whom there is no sale / purchase agreement in place. 

5. GOVERNMENT GUIDANCE 

5.1 The regeneration of the Estate pre-dates the National Strategy for Estate 

Regeneration 2016 (CD3.2). Homes England (in its former and current constitutions), 

the Council and Swan have, however, always sought to deliver the transformation of 

the Estate within the spirit of prevailing government guidance on good practice. This 

continues today, with the Council and Swan currently operating within the 20 elements 

of good practice identified within the National Strategy for Estate Regeneration 2016 

Good Practice Guide Part 1 (CD3.2). 

5.2 As previously established in the background section of this proof of evidence, the need 

for the regeneration of the Estate was formally brought to the attention of the Council 

and other stakeholders through the emergence of the Craylands Action Group in 2003. 

Throughout the period 2004 to 2006, and in keeping with prevailing good practice 

guidance, the Council worked with local residents and other stakeholders in 

establishing how best to address the clear and present problems identified on the 

estate. Taking cognizance of the view expressed by residents through the Craylands 

Action Plan, English Partnerships and the Council worked with existing residents from 

the estate and other stakeholders to select a preferred partner developer to undertake 

the comprehensive redevelopment of Fryerns and Craylands. Consequently, in 

keeping with government guidance local residents were instrumental in the selection 

of Swan as the preferred developer in 2006. 

37421560.V1 TB Proof final version 
331287.0550 08/06/2021 21 

https://37421560.V1


    
   

          

    

            

   

     

       

        

        

          

      

      

      

           

      

        

        

    

            

            

       

   

           

      

         

           

         

            

          

           

      

        

          

         

         

          

          

          

  

5.3 From the inception of the proposed regeneration, the Council and English 

Partnerships have sought to deliver in compliance with prevailing and emerging 

government guidance. As highlighted in the Planning Statement for the 2006 

planning application (CD5.13), English Partnership sought to follow prevailing 

government guidance on resident engagement: 

 “PPS1 encourages community involvement in the planning process. RSS14 

draft Policy ss16 promotes design which has regard to all sectors of the 

community. English Partnerships has undertaken an extensive consultation 

exercise with residents, as set out in the Statement of Community 

Participation. English Partnerships has responded to the issues raised, and 

has undertaken to work with their delivery partner to meet existing residents’ 

needs as far as appropriate and reasonable. This will be done on a phase by 

phase basis. Details of the decant process is set out in the Information Booklet, 

distributed to all affected residents in May 2006.” 

5.4 From June 2006, the Council and Swan have produced regular newsletters, updating 

on development progress and community news, for local residents and other 

stakeholders (CD7.8 and 7.9). 

5.5 As the acquiring authority, the Council has continuously sought to follow government 

guidance on Compulsory Purchase Orders. It is currently seeking confirmation of the 

Order in compliance with MHCLG Guidance on Compulsory Purchase and the Crichel 

Down Rules, updated 2019 (CD3.1). 

5.6 Mr Sullivan from Iceni, the Council’s planning witness, has provided a proof of 

evidence that demonstrates that, in keeping with MHCLG guidance, the purpose for 

which the Order Land is being acquired fits in with the adopted and draft Local Plans 

and the National Planning Policy Framework. It also demonstrates the extent to which 

the proposed purpose will contribute to the achievement of the promotion and 

improvement of the economic, social or environmental wellbeing of the area. More 

particularly, his proof of evidence shows that the purpose for which the Order Land is 

being acquired fits in with the saved policies of the Basildon Local Plan 2007. There 

are four policies of particular relevance, BAS S5: affordable housing (CD4.1), BAS 

R1: open space (CD4.2), BAS BE12: development control (CD4.3) and BAS BE24: 

crime prevention) (CD4.4). Each of the four relevant policies referred to above were 

applied by the Council in its consideration of the application 16/00898/OUT for full 

planning permission for the North phase of development on 4th October 2016 (C5.1). 

The report to committee (CD5.6) considered the development against the policies of 

the statutory development plan and concluded that the application was in general 

conformity with them. On that basis, full planning permission for Phase North was 

granted. 
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5.7 Finally, in keeping with the National Strategy (CD3.2), Swan has undertaken regular 

viability assessments to ensure that the Scheme will go ahead once the Order Land 

is acquired. Indeed it is enshrined within the Agreement that financial viability is a key 

test of whether or not progression to each new phase is approved. Further details of 

the Agreement are included within Section 7 of this evidence. 

6. THE COUNCIL’S USE OF ITS COMPULSORY PURCHASE ORDER POWERS 

6.1 In February 2017, the Council considered the use of its CPO powers in respect of the 

Estate, and by a Cabinet decision of 9 February 2017, resolved in favour of the use 

of such powers (CD6.2 and 6.3). 

6.2 In March 2018, the Council considered the use of CPO powers under section 226 in 

respect of the North Phase, and resolved that subject to a suitable indemnity 

agreement being entered into between the parties, a CPO should be made in respect 

of land identified in a plan attached to the report (the North Phase land), and delegated 

authority was granted in relation to matters directed to progressing (CD6.4 and 6.5). 

6.3 An indemnity agreement was subsequently entered into on 14th May 2018 (CD7.3). 

It provides what the Council regards as an acceptable indemnity in relation to CPO 

costs, and has allowed the Council to progress the land acquisition programme. 

6.4 On the 18th December 2019 the Council, by its Policy and Resources Committee, 

completed the consideration of its compulsory purchase powers, including the public 

sector equality duty, and authorised the making of a compulsory purchase order for 

Phase North (CD6.6 and 6.7). 

6.5 On 19 August 2020 the Council made the Order pursuant to section 226(1)(a) of the 

Town and Country Planning Act 1990 and the Acquisition of Land Act 1981 (“the 

Acts”). 

6.6 The reason the Order was made under s.226 is that the land is required in order to 

facilitate the carrying out of development on the Order Land, for which the North 

Phase planning permission has been granted, and it is not certain that the Council will 

be able to acquire the land by agreement. 

6.7 In keeping with the MHCLG Guidance (CD3.1), the Council’s planning consultant Mr 

Sullivan, has set out in detail within his proof of evidence, in justification for the 

Council’s pursuit of the CPO Order, the environmental, social and economic wellbeing 

benefits of the Scheme. 

6.8 Chief among the environmental benefits of the scheme is the replacement of poor 

quality, unpopular accommodation with modern accommodation which is better 

located and better designed. In addition, the opportunity has been taken to improve 

the north-south connection within the Estate, making it more functional, more legible, 
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and with better passive surveillance. The improved landscaping will make the area 

more attractive, with public spaces durable and usable. The alleyways and distant car 

parking has been replaced with a better layout, which will work well for residents and 

will offer fewer opportunities for crime and anti-social behaviour. 

6.9 As set out in detail within Mr Riley’s evidence, following the demolition of the 105 

properties within the CPO area the March 2017 planning permission for 96 new 

dwellings, with associated access, car parking and landscaping (ref 16/00898/OUT) 

(“the Planning Permission”) (CD5.1), which was implemented in March 2020, will be 

delivered. 

6.10 Prior to the onset of the Wider Project in 2006, there were 963 properties on the Estate 

as shown on the table at CD7.10. These comprised 455 private and 508 affordable 

homes. The Masterplan for the Wider Project provides for 1,423 properties, with 429 

remaining and 994 newly built (CD7.10). This represents an increase of 429 new 

homes. This requires the demolition of 534 properties; 170 private and 364 

affordable. The net loss of affordable homes is 66. 

6.11 The Council Cabinet meeting of 30th June 2016 (Appendix TB5) provided the rationale 

for the change in Masterplan strategy as follows: 

 “The original Fryerns and Craylands scheme was approved by Cabinet in June 

2007 (min 405/2007). This scheme envisaged the demolition of 700 properties 

and the provision of up to 1,400 new homes. The arrangements for the delivery 

of the scheme are set out in the Comprehensive Development Agreement to 

which the Council, the HCA and Swan are party to. 

 However, soon after the beginning of the project, the worldwide economic 

recession precipitated a severe downturn in the housing market and this, in 

turn, led to significant delays to the project, (and many similar regeneration 

projects in the UK). As a result of this, and subsequent changes to the 

resurgent housing market, and changing housing needs in the borough, a 

different approach to the redevelopment proposals is now required in order to 

ensure that a viable redevelopment scheme can be delivered. 

 The programme has therefore been re-considered over a considerable period 

of time by Swan, the HCA and the Council in order to identify revised proposals 

which deliver the regeneration objectives for the estate and which are also 

financially viable. The scheme has been re-engineered and now proposes the 

demolition of fewer existing houses on the estate but still ensures that the 

unpopular maisonette blocks are demolished. Some houses will still need to 

be demolished where their location adversely affects the delivery of the new 

estate layout or the connectivity through the estate, but this will be in lower 

numbers than first planned. The new proposals will also provide far more 
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houses than flats than in the original scheme and this impacts on the number 

of new homes that will be constructed. Residents have been consulted on the 

revised proposals and plans have now been submitted for planning consent 

by Swan and show that, in total, 531 homes will be demolished and a minimum 

of 971 new homes will be constructed. It is anticipated that following all 

necessary approvals, work will start on site in March 2017. The estate is also 

being re-named as Beechwood Village as part of the next stages of the 

scheme. 

 The partners have also considered some of the practical financial and 

technical arrangements within the CDA, and this report sets out a range of 

proposed variations to the CDA which reflect the fact that the project still has 

a number of remaining years to run, and a more flexible approach to delivery 

and financial viability is needed.” 

6.12 On the basis of this report the Cabinet supported the change in Masterplan strategy. 

6.13 Of the 96 new homes to be delivered in Phase North, the Masterplan provides 33 

affordable homes, amounting to 34%. Of these a minimum of 15 are required to be 

for rent. This mix of housing proposed provides a balance of tenures that helps 

address the perceived social imbalance on this part of the estate whilst ensuring 

sufficient new affordable housing The safer, more legible environment will reduce 

crime and anti-social behaviour, and will address the perception that the Estate is an 

unsafe environment. 

6.14 The removal of the maisonette blocks owned by the Council will improve connectivity 

within and across the North and South phases into the wider development and the 

new west phase linking into a central hub open space. It will also improve the feeling 

of safety with physical enhancements such as lighting, traffic calming and better 

places to park vehicles as envisaged by local residents. 

6.15 Having regard in particular to the benefits to be achieved from the Wider Project, 

including the replacement of an illegible layout, with poor quality public realm and poor 

accommodation with a better layout, more attractive and usable public realm, and 

well-designed new properties, the Council considers the use of compulsory purchase 

powers to be necessary and justified, and that in all the circumstances there is a 

compelling case in the public interest to make the Order, in order to facilitate the 

delivery of the North Phase. The Council does not consider that there is a reasonable 

alternative to delivering the North Phase since it forms part of a comprehensive 

regeneration project for which planning permission has already been granted, and 

which is already well underway. 

6.16 Failure to confirm the Order would have the following serious adverse consequences: 

the loss of an opportunity to continue to regenerate the Estate in accordance with the 
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wider planning permission and the North Phase Permission and with planning policy; 

and finally, an important regeneration project would be left only partially complete. 

7. THE COMBINED DEVELOPMENT AGREEMENT 

7.1 As previously noted, in 2006 English Partnership led, in conjunction with the Council, 

an OJEU compliant procurement process that resulted in the selection of Swan as the 

development partner. English Partnerships and the Council subsequently entered into 

a Combined Development Agreement (“the Agreement”) with Swan on the 14th 

November 2008 (for a summary, see CD7.2). This Agreement was subsequently 

varied with Homes England in March 2017. 

7.2 The Agreement (as varied) provides for the redevelopment of the Estate in phases. 

In essence, the Council is obliged to provide vacant possession of each phase 

through the making of a CPO Order, if necessary. Swan is obliged to obtain the 

planning permissions, to confirm that it has funding and that the overall scheme 

remains viable, and to carry out the works of redevelopment. Once this and other 

pre-conditions have been met and vacant possession of the phase has been obtained. 

The agreement includes nomination rights for the Council in the completed scheme 

and fifty per cent of any profit to Swan at the end of the development is to be applied 

to affordable housing in the Borough. 

7.3 As set out in the evidence of Mr Riley, there is an overarching requirement for the 

Agreement to go unconditional. This was confirmed by Swan in February 2021, and 

so the Agreement is now unconditional. The conditions to be met prior to Phase 

North starting construction are set out below, with the current progress status: 

 Swan provides evidence that funding is in place for the relevant phase – Swan 

has confirmed that funding is in place and this will be re-confirmed prior to the 

start of the North Phase. 

 Planning is granted for the relevant phase – Detailed Planning Permission is 

in place and has been implemented to ensure it does not expire. 

 Vacant Possession is granted – this process is ongoing between Basildon 

Council and Swan, and the CPO Public Inquiry is a key part of delivering this 

requirement. 

 The tenure mix plan for the phase is agreed – this is in place as per the 

consented scheme. 

 Deed of Warranty for the Independent Certifier to be procured by Swan – this 

is in place for the current phase and is a pre-commencement condition for 

Phase North. 
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 Nominations Deed to be entered into between Basildon Council and Swan – 

the form is agreed and will be in place prior to commencement of Phase North. 

7.4 Consequently, there is no impediment to Phase North being implemented if the Order 

is confirmed. The Order is necessary because without it, it does not appear that 

vacant possession of Mr Howe’s property will be obtained. 

7.5 The Agreement has been operating well with regard to the first phases of the 

regeneration. As set out in detail in Mr Riley’s proof of evidence, the drawdown of the 

land necessary to deliver the initial phases has been accomplished as envisaged 

within the agreement. Essential variations have been negotiated as required. 

7.6 As part of Phase 1 “The Beech”, a new community facility, was constructed. Mr Riley’s 

evidence provides an impressive list of community development activities that were 

delivered in 2019/20 using the Beech as a local base. 

7.7 As also detailed in Mr Riley’s evidence, a community development trust (Beechwood 

Village Community Trust (BVCT)) has been established, which is a partnership 

between local residents, the Council and Swan. Its remit is to improve the social 

wellbeing of the local community by providing facilities and assistance to develop their 

capacity and skills in such a way as they are better able to identify and help meet, 

their needs and participate more fully in society and in particular but not exclusively 

by: 

 encouraging inclusive social integration and positive activities and 

development programmes; 

 promoting a reduction in crime and anti-social behaviour; 

 providing support for learning initiatives and training and development 

opportunities, to encourage back to work initiatives and to assist with access 

to funding opportunities; and 

 promoting the protection of the environment through the promotion of 

sustainability initiatives and encouraging the use and maintenance of open 

spaces. 

7.8 The Trust is delivering social benefits in a Beechwood Village that: is a united place 

where different community groups live and work together; is a welcoming and safe 

space where all generations can live and meet; provides a place where the community 

can become fully integrated to build a better future for all; and is a supportive and 

lively place. It receives donations from Swan comprised of net rents from the 

commercial properties in Phase 1 and charges collected from private owners on the 

redeveloped estate. The Trust aims to capitalise on the redevelopment and renewal 

of the Estate by building a new and revitalised community, tackling specific problems 
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on the Estate by targeted interventions. Mr Sullivan’s evidence details the s.106 

obligations relevant to Phase North. 

7.9 Mr Riley’s proof of evidence shows that, as a means of delivering economic benefits, 

Swan submitted an Employment and Skills plan to Essex County Council in line with 

the Section 106 requirements which is currently being implemented. Through this 

plan the construction phase benefits of the development are being supplemented by 

the operational phase, in which a thriving community will contribute to supporting the 

commercial offer within the Estate, and to the local labour supply in Basildon. 

7.10 In keeping with the Agreement, and supported by a viability test, Swan has recently 

confirmed in a letter to Homes England and the Council that Phase North and the 

other remaining phases of the scheme are financially viable. See section 3 of Mr 

Riley’s evidence for more detail. A loan agreement dated 31 January 2019 provides 

funding from Homes England to Swan for the completion of the development. The 

CPO acquisition costs are met by Swan via an indemnity agreement with the Council 

(CD7.3). 

7.11 To date Swan has expended £920k on pre-construction costs. 

7.12 Future development costs will be funded through Swan’s existing loan arrangements, 

together with retained earnings. Swan has a £30,000,000 loan facility from Homes 

England and a funding gap agreement to meet the shortfall between the development 

costs and the development value. Mr Riley’s evidence deals further with Swan’s 

commitment to the scheme and the financial arrangements in place which will allow 

Swan to honour that commitment. 

7.13 Both the Council and Swan are fully committed to the delivery of the Phase North 

project, once vacant possession of the remaining land has been secured. 

8. PUBLIC ENGAGEMENT AS PART OF THE WIDER PROJECT AND THE SCHEME 

8.1 As detailed earlier in this proof of evidence, public engagement has been a significant 

feature of the evolution of the regeneration of the estate. 

8.2 In 2001 the Fryerns East & Craylands Neighbourhood Committee (FECNC) was 

established by local residents, with the first public meeting on the 19th February 2002 

attended by 120 residents. Further FECNC meetings were held on 21st and 28th 

October 2003. 

8.3 On the 30th January 2003, a multi-agency meeting was set up by the Council to 

discuss Fryerns & Craylands. Arising from this, on 8th October 2003, the Fryerns & 

Craylands Estate Renewal Project Group (FCERPG) was established. Further 

FCERPG meetings were held on 18th November and 16th December 2003. The 
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public engagement initiated by these two groups helped shape and inform the 2006 

English Partnerships planning submission. 

8.4 Following the selection Swan in 2006 joint communications with local residents has 

been channelled through the production of Craylands and Beechwood Village 

newsletters, open days, a Quality of Life Survey 2007 and information-dissemination 

and capacity-building events on the estate. 

8.5 Some of the ways that public engagement encouraged and facilitated have been the 

following: 

 5th December 2015 – New proposals presented to residents for comment 

 23rd January and 27th February 2016 – Updated proposals presented to 

the local community following resident feedback 

 18th May 2016 – Final changes following resident feedback prior to 

planning submission in June 2016 

 28th January 2017 – Information day following planning committee 

approval 

9th September 2017 – Information day on progress of the regeneration 

with independent advisor available for homeowners 

 12th May 2018 – Information day including update on designs for a new 

park 

 23rd February 2019 – Information day on progress of the regeneration 

8.6 It is planned that residents will continue to be encouraged to engage with the 

regeneration process through the newsletters and events. 

9. THE COUNCIL’S COMMITMENT TO THE SCHEME 

9.1 As set out in the proof of evidence provided by Mrs O’Shea from the Council, since 

the inception of the proposed redevelopment of Craylands the Council has been fully 

committed to the scheme. 

9.2 Demonstrations of this commitment have included: 

 Leadership, oversight and scrutiny – the Council has made decisions and 

provided leadership, oversight and scrutiny through Cabinet and Committee 

reports and meetings (CD6.1-6.7) 
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 Collaboration – the Council has fulfilled its obligation under the Agreement and 

worked in partnership with Homes England, Swan, the local community and 

other stakeholders in promoting, driving and facilitating the transformation at 

Fryerns and Craylands 

 Staffing – the Council has allocated and funded strategic and operation staff 

time to the scheme for over 20 years as referenced in the combined proofs of 

evidence 

 Provision of vacant possession – the Council has to date decanted 184 

permanent residents and 127 temporary residents from the Estate into 

alternative accommodation provided by the Council 

 Community engagement – the Council has worked with Swan in providing 

opportunities for local residents and other stakeholders to be involved in all 

stages of the planning and implementation of the regeneration - specific 

initiatives have included: 

o Early and ongoing engagement through public consultation events for 

the Scheme, project information days, newsletters, the publication of a 

homeowners’ booklet and direct contact. 

o Employment of an Independent Leaseholder Advisor (‘ILA’) 

o Consultation days, workshops, and a Quality of Life Survey 2007 

o Provision and choice and opportunities to residents including a 

package of relocation options for resident leaseholders that has 

allowed them to acquire a new or existing home at Beechwood Village, 

a home on the Craylands Estate that is not being demolished, or a 

home off of the estate, either locally or further afield if that was their 

choice. 

o Minimising disruption to residents and maintaining community ties by 

providing local relocation options, ensuring that residents only had to 

move once and taking a phased approach to the construction of the 

Estate as a whole. 

o Involving residents in the management of the Estate through initiatives 

such as the Beechwood Village Community Trust. 
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10. OBJECTION TO THE ORDER 

10.1 One statutory objection to the Order has been received by the Secretary of State from 

Mr Tristan Richard Howe, the leaseholder owner of Plot 6, third floor flat known as 17 

Peterborough Way (CD8.1). 

10.2 Mr Howe objects to the Order on the basis that the Estate is a low-density 

development, therefore there is plenty of surplus land for new homes without the need 

to demolish any of the maisonette blocks and surrounding houses. He asserts that 

the maisonette blocks and houses can be retained with full refurbishment. 

10.3 As summarised in the Fryerns and Craylands Estate Renewal Business Case in 2004 

(TB1), and as previously quoted at paragraph 3.7 of this proof of evidence: 

 “The estate is unpopular because of its reputation for isolation, poor quality 

housing and inadequate social amenities. High levels of crime, 

neighbourhood nuisance and antisocial behaviour; extremely low levels of 

educational attainment, qualifications and skills and high unemployment and 

economic inactivity characterise the estate as a place in a downward spiral of 

deprivation, social exclusion and neglect.” 

10.4 As identified by local residents and recognised by BPP Regeneration in their 

Economic Assessment (Appendix TB3), the 31 maisonette blocks, and the “Radburn” 

spaces in between, are the source of much of the crime and anti-social behaviour 

experienced on the estate. Hence the BPP Regeneration assessment concluded that 

the refurbishment of the blocks alone is unlikely to arrest the decline of the Estate, as 

there is “insufficient surplus space” to enact the substantial remodelling required to 

achieve a step change in the physical environment ; as previously highlighted in this 

proof of evidence at paragraph 3.c: 

 “Firstly there is a consensus amongst the scheme’s public sector partners that 

the Estate’s decline, as outlined above, cannot be allowed to continue. 

However if these problems are to be addressed, a positive strategy for 

investment is required. If this is to be effective, this strategy must be of 

sufficient magnitude to achieve a step change in the physical environment. 

The private sector is unlikely to make this investment on its own volition, as 

the returns which could be generated would be inadequate to compensate for 

the level of risk involved. The availability of the Fryerns site next to the Estate 

has opened up the possibility of combining the areas into a multi-phased 

development opportunity, which offers sufficient space and flexibility to enable 

a substantial re-modelling of the existing residential product as well as the 

construction of new dwellings. The Craylands Estate would not be able to 

achieve these activities in its own right as it has insufficient surplus space. “ 
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10.5 English Partnerships subsequently elected to pursue a comprehensive 

redevelopment approach to the estate, rejecting the refurbishment approach to the 

maisonette blocks as being neither qualitatively or quantitatively preferable to a 

comprehensive redevelopment approach. Following their selection as the preferred 

developer, Swan entered into the Agreement with English Partnerships and the 

Council in November 2008. The aim of the regeneration of Craylands Estate was to 

transform the community and it was agreed that the demolition of the Council owned 

maisonettes was a prerequisite in delivering an improved place. 

10.6 Finally, as set out in the extract from the Cabinet meeting report of 30th June 2016 

(Appendix TB5) and the evidence provided by Mr Sullivan, in re- formulating the 

Masterplan in response changing economic market condition and active resident 

engagement, the approach to wholesale demolition has been softened, by taking a 

more selective approach to demolition. To continue to maximise the opportunity for 

social and environmental well-being by establishing a clearer street hierarchy which 

is easier to navigate, to improve permeability and legibility, and to create a more 

traditional street pattern that results in a more secure environment, with passive 

surveillance over all streets and back gardens, the demolition of the maisonette 

blocks, including the one that Mr Howe occupies, remains a prerequisite. 

10.7 As outlined in Section 5 of Mr Sullivan’s evidence, Phase North: 

 "has detailed planning permission, pre-commencement conditions have been 

discharged and initial works were commenced meaning the consent has been 

implemented. Consequently, there is no planning impediment to completion of 

the Scheme, and the Scheme is compliant with the Council’s strategic 

planning framework. In this case, the planning matters raised by the objector 

have already been considered and addressed through the process of the grant 

of planning permission. As there are no fresh material or changes in 

circumstances, it would not be appropriate to take a different view on a granted 

planning application with regards to material planning matters, as outlined in 

Alliance Spring Co Ltd v The First Secretary of State [2005].” 

 “Having assessed the objection as it relates to planning matters, have already 

been considered and addressed through the Application, which has been 

assessed by the Local Planning Authority in the Report to Planning Committee 

4 October 2016 (CD 5.6). It was deemed that having regard to the planning 

balance, the Scheme was deemed to constitute sustainable development for 

the purposes of the NPPF and was granted planning permission. The 

objection raised do not outweigh the substantial benefits that will be delivered 

by the Scheme.” 

37421560.V1 TB Proof final version 
331287.0550 08/06/2021 32 

https://37421560.V1


    
   

          

             

    

  

10.8 In summary, whilst the retention and refurbishment of the maisonette blocks may have 

been an option, this has been tested against other options and found to be inferior to 

the options being pursued due to both qualitative and quantitative considerations. 
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11. STATEMENT OF TRUTH 

11.1 I declare that the evidence set out in this proof for the inquiry is true and follows 

accepted good practice. The opinions expressed are my own and are formed from 

professional judgements based on my experience. 

Signed……………………………………………… 

TREVOR BURNS 
TEAM LEADER, DEVELOPMENT & INVESTMENT 
BASILDON COUNCIL 

8 June 2021 
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SUMMARY PROOF OF EVIDENCE OF TREVOR BURNS 

1. OVERVIEW 

1.1 My name is Trevor Burns. I am a Chartered Institute of Housing Certified Practitioner. 

1.2 I hold the following qualifications: Master of Science (M.Sc.), Bachelor of Science 

(B.Sc.) and Postgraduate Certificate in Housing. I have over 35 years of experience 

working in housing management, development and regeneration. 

1.3 From May 1982 to December 1985 I was employed by Basildon Borough Council 

(“the Council”). As the Team Leader of the Grapevine outreach team, my role was 

to engage peripatetically with the community, including hard-to-reach young people, 

in order to sign-post multi-agency information and counselling services with regard to 

housing, health and well-being. One of the Council offices from which my team and I 

operated was located on the Craylands Estate (the “Estate”). 

1.4 From January 1986 to April 1996 I was employed by NACRO, developing and 

managing housing projects in Basildon and other Essex boroughs. One of the 

homeless projects I developed and managed was on the Craylands Estate. 

1.5 From May 1996 to December 2008 I was employed by Swan Housing Group. 

Reaching the level of Assistant Director, Development, I was responsible for 

delivering housing schemes in Basildon, other boroughs in Essex, and East London. 

During the latter stages of this employment I was part of the Development & 

Regeneration Team that was seeking to bid for and secure preferred partner status 

for the re-development of the Craylands Estate. 

1.6 From January 2009 to December 2017 I was employed by East Thames Housing 

Group. In my role as Executive Director, Development & Sales I was responsible for 

the strategic delivery of a programme of development and regeneration schemes. 

These schemes included the Ocean Estate in Bethnal Green, the Gascoigne Estate 

in Barking and the New Union Wharf Estate on the Isle of Dogs. Whilst it was 

necessary to purchase leasehold properties on these estates, none of them reached 

a Public Inquiry stage, as all the leaseholders chose to sell their properties by private 

treaty; having accepted packages similar to those offered to home-owners on 

Craylands North. 

1.7 In January 2018 I founded a housing consultancy, Trevor Burns Limited, of which I 

am a Director. I also became an Associate of Altair Limited at this time. Since January 

2018 I have been commissioned by the Council, through Altair, in the role of Team 

Manager, Development & Investment. My function is to deliver the Council’s social 

rented housing programme and to deliver a mixed-tenure housing programme 
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through the Council’s wholly owned subsidiary, Sempra Homes. Since September 

2020 I have assumed responsibility for the operational delivery of the Fryerns / 

Craylands estate regeneration scheme (the “Wider Project”) in partnership with 

Homes England and Swan. In this capacity I have operational responsibility for the 

effective delivery of the Fryerns & Craylands Phase North Compulsory Purchase 

Order 2020 (the “Order”) as it relates to the North Phase (the “Scheme”) of the 

regeneration. 

1.8 My proof of evidence sets out the background to the regeneration of the Estate, the 

Scheme, and the Order and l set out the joint approaches the Council and Swan have 

adopted in seeking to acquire properties by private treaty from homeowners in Phase 

North in order to deliver the proposed regeneration. 

1.9 I also refer to the government’s guidance on the compulsory purchase process and 

the Crichel Down Rules (July 2019) (the “Guidance”) (CD3.1) and in particular those 

parts that are relevant to the funding and delivery of the Scheme. I also set out how 

the Council and Swan have sought to operate within other areas of government 

guidance with respect to estate regeneration. 

1.10 Furthermore, l set out the Council’s rationale and decision-making for seeking a 

Compulsory Purchase Order for the Phase North properties; as a means of last resort. 

I also detail the main provisions of the Combined Development Agreement (a 

summary of which is at CD7.2) and how the Scheme will be delivered in accordance 

with the agreement. I will describe the Council’s commitment to the Order and 

delivery of the Scheme and explain that there are no impediments to its delivery. 

1.11 I detail the public engagement with the Scheme from the start of the process to date 

and address the Council’s historic and on-going commitment to the scheme. 

1.12 Finally, I respond to the objection insofar as it relates to why the Council has chosen 

to deliver the Scheme including the demolition of the properties falling within the Order 

Land, rather than by refurbishing them. 

2. BACKGROUND TO THE REGENERATION OF THE CRAYLANDS ESTATE 

2.1 The Craylands estate was built in the 1960’s within the Fryerns ward in the borough 

of Basildon. It was designed utilising “Radburn” principles, which included separating 

pedestrians and vehicles. It was characterised by cul-de-sacs, parking courts and 

alleyways between houses. It had little in the way of usable green spaces, being 

largely urban with the exception of small private gardens and some quite poor 

communal areas. 

2.2 By 1985, when I first worked on the Estate, Craylands had acquired a local reputation 

for poor quality housing design, anti-social behaviour and drug dealing from the 
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maisonette blocks. It was in recognition of this growing notoriety that a range of 

interventions, including the introduction of a Grapevine outreach team operating from 

an office on the Estate, were implemented. By the turn of the millennium in 2000, the 

Estate had been identified as the most deprived area of Basildon with a wider 

reputation for high crime, low educational attainment and general anti-social 

behaviour. 

2.3 In 2001, the Council commissioned a comprehensive stock condition survey for 

addressing the major investment required to provide for demolition and re-

development, refurbishment, provision of new community facilities and environmental 

upgrading. This was used to inform a 10-year investment strategy that aimed to 

ensure that all social housing met the Government’s Decent Homes Standard of being 

wind and weather tight, warm and having modern facilities. 

2.4 The investment strategy identified Craylands as being one of three Priority Action 

Areas. I include in my proof of evidence detail of the continued decline of the Estate. 

As a consequence of these observations, the physical re-development of the Estate 

was considered essential by the Council, to address its poor design and layout. The 

regeneration secured by the Wider Project secured funding of £18.5m, via the 2003 

ODPM Sustainable Communities Fund, to remodel the estate and redevelop an 

adjoining former school site to create a new, sustainable community. The project was 

originally led by English Partnerships, in partnership with the Council. The 

administrative arrangements changed when the Homes and Communities Agency 

HCA), and subsequently Homes England came into being as replacement bodies for 

English Partnerships. 

2.5 Extensive engagement with local partners, groups and residents took place over a 

period of three years between 2004 and 2007. The identified priorities for local people 

were: better facilities and local services, better design and housing standards, better 

environment, less crime and anti-social behaviour, more resident and community 

involvement, and an integrated and active communities. 

2.6 A community action group, the “Craylands Action Plan Delivery Group” was formed 

which sought to identify the problems on the estate and to inform the actions than 

would help resolve them. The issues, potential solutions and priorities were codified 

within the Craylands Area Action Plan (CD7.5). 

2.7 Whilst the proposals for the area considerably pre-date the advice in the 

Government’s Estate Regeneration National Strategy 2016 (CD3.2), it is clear that 

the regeneration was founded in what residents wanted for their area, continues to 

seek to protect the interests of the existing community and aims to deliver positive, 

transformational, physical and economic improvements. 
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2.8 In May 2006 BBP Regeneration provided English Partnerships with an Economic 

Appraisal for the Estate (Appendix TB3) which explained the rationale for public 

intervention, as I detail in my proof, and concluded that public sector intervention was 

required on a number of grounds including that the consensus amongst public sector 

partners that the Estate’s decline could not be allowed to continue but that a positive 

strategy for investment was required. A multi-phased development opportunity was 

proposed which included both the Craylands Estate and the Fryerns Site so that both 

the remodelling of existing residential properties as well as the construction of 

dwellings could be achieved. 

2.9 The Economic Appraisal reviewed a range of potential intervention options open to 

the public sector and I highlight the seven options in my proof. The Economic 

Appraisal then considered four broad delivery structures that could be utilised, again 

as detailed in my evidence. 

2.10 In order to compare the advantages and disadvantages of each of these delivery 

structures, quantitative and qualitative comparison assessments were undertaken. 

The quantitative assessment results are summarised in my proof. The three 

recommended options were considered by English Partnerships and Option 5 was 

subsequently taken forward as the preferred option. 

2.11 Option 5 is described as the comprehensive investment scenario - English 

Partnerships retains and procures development on its Fryerns site, exercises its 

option to acquire the Essex CC landholdings and acquires two additional sites 

occupied by an Adult Education Centre and a primary healthcare centre. English 

Partnerships takes the lead role in demolishing all existing dwellings and opens up 

the opportunity for a comprehensive approach with new types of residential product. 

2.12 This resulted in the submission of a planning application by English Partnership in 

2006. This planning application was approved in 2008 (06/00873/OUT) (CD5.10) and 

has been subject to a number of revisions and subsequent permissions as detailed in 

my proof. 

2.13 Also in 2006, English Partnership led, in conjunction with the Council, an OJEU 

compliant procurement process that resulted in the selection of Swan Housing Group 

(“Swan”) as the preferred development partner. 

2.14 The Council subsequently gave in-principle approval for the regeneration of the Estate 

on 27th June 2007, as described in the minutes of the Cabinet meeting of this date 

(CD6.1). 

2.15 Following extensive consultation with local residents, and a review of the condition of 

some of the properties scheduled to be demolished under the terms of the original 

consent, a revised outline planning permission (and full application in respect of 
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Phase North) 16/00898/OUT was granted in 2017 (CD5.1). The terms of this planning 

permission are detailed in the evidence of Mr Sullivan. 

2.16 Having obtained this planning consent, Homes England, the Council and Swan 

agreed that all reasonable steps should be made to acquire leasehold properties to 

be demolished within Phase North by private treaty. 

2.17 The 59 Council secure tenants who needed to be rehoused from their homes to 

enable the delivery of first two phases of the regeneration, were provided with a one-

to-one consultation with regard to their housing needs and preferences. All 59 of 

these households moved into alternative secure tenancies provided by the Council 

elsewhere in Basildon. Whilst no formal satisfaction surveys were undertaken, there 

were no cases where court action was required to secure vacant possession. 

Feedback from the Council’s Rehousing Manager, responsible for the voluntary 

rehousing of the tenants, confirms that all these tenants were content with the 

alternative accommodation offered (see Appendix TB4). Some of the vacated 

properties were used by the Council to provide temporary accommodation to 48 

homeless households. All 48 were rehoused in either permanent or temporary 

accommodation within Basildon. 

3. OBTAINING PHASE NORTH PROPERTIES BY PRIVATE TREATY 

3.1 The Fryerns & Craylands regeneration stemmed from the resident-expressed dis-

satisfaction with the quality of life associated with living on the Craylands Estate; and 

the Council’s commitment to positively respond to the resident-expressed demand for 

radical change. In keeping with subsequent MHCLG Guidance on Regeneration 2016 

(CD3.2), and in conjunction with Swan, the Council has continued to put local 

residents at the heart of the regeneration proposals. 

3.2 Also in keeping with the MHCLG CPO Guidance (CD3.1), the Council continues to 

believe that all reasonable steps should be taken to acquire all necessary land through 

negotiation. Compulsory purchase should only be used as a means of last resort. 

3.3 Following the selection of Swan as preferred partner in 2007, it was jointly agreed that 

Council and Swan tenants who were to be decanted should be provided with, a range 

of options with regard to their alternative home, and compensation for their home loss 

and disturbance. 

3.4 The 74 Council and Swan secure tenants who need to be rehoused from their homes 

to enable the delivery of Phase North were provided with a one-to-one consultation 

with regard to their housing needs and preferences. All 74 have been rehoused in 

alternative Council or Swan accommodation within Basildon. The Council has been 

utilising some of the vacant accommodation to provide temporary accommodation for 

homeless households. There are currently 6 remaining temporary households; all of 
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whom have accepted offers of alternative accommodation and have scheduled 

moving dates in June 2021. 

3.5 It was agreed in 2017 that Swan would begin the negotiations to purchase properties 

and to complete as many as possible by private treaty. It was also agreed that 

leaseholders would be provided with a range of options for securing alternative 

accommodation. 

3.6 Consequently, on the 20th February 2017 the Council wrote to all the homeowners in 

Phase North explaining that Swan would be confirming the timescales for the 

redevelopment of Phase North and negotiating the purchase of their properties. I 

detail the options offered to leaseholders in my proof of evidence. The details of how 

Swan and the Council have approached the negotiation with leaseholders in Phase 

North are set out in the evidence provided by Robert Pearce of Swan and Colin 

Cottage of Ardent. 

3.7 In essence, by early 2018 there was a shared view between the Council and Swan 

that a CPO Order would be required to help facilitate the proposed demolition and 

renewal programme. This was principally the result of a recognition that the owner 

of 17 Peterborough Way was acting unreasonably with his demands and 

determination to hold out for an unrealistic settlement on the package price to be paid 

for his property. 

3.8 To begin with there were 31 homeowners in Phase North. At the point of the 

application for the Phase North CPO in 2020 there were 7 homeowners remaining in 

the Phase North area. On the basis that all reasonable steps had been taken to reach 

a voluntary sale, in March 2018, the Council considered the use of CPO powers in 

respect of Phase North, and resolved that subject to a suitable indemnity agreement 

being entered into between the parties, a CPO should be made in respect of land 

identified in a plan attached to the report (the “Order Land”), and delegated authority 

was granted in relation to matters directed to progressing the CPO. Further authority 

was given in December 2019 and the CPO was made in August 2020. 

3.9 Of the 3 remaining homeowners, 2 have reached agreement with the Council and 

Swan with regard to the voluntary sale of their properties. There is 1 homeowner with 

whom there is no sale / purchase agreement in place. 

4. GOVERNMENT GUIDANCE 

4.1 The regeneration of the Estate pre-dates the National Strategy for Estate 

Regeneration 2016 (CD3.2). Homes England (in its former and current constitutions), 

the Council and Swan have, however, always sought to deliver the transformation of 

the Estate within the spirit of prevailing government guidance on good practice. This 

continues today, with the Council and Swan currently operating within the 20 elements 
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of good practice identified within the National Strategy for Estate Regeneration 2016 

Good Practice Guide Part 1 (CD3.2). I detail in my evidence how the Council and 

other stakeholders through the emergence of the Craylands Action Group in 2003 

have observed the principles set out in the Estate Regeneration National Strategy. 

4.2 As the acquiring authority the Council has continuously sought to follow government 

guidance on Compulsory Purchase Orders. It is currently seeking confirmation of the 

Order in compliance with MHCLG Guidance on Compulsory Purchase and the Crichel 

Down Rules, updated 2019 (CD3.1). Colin Cottage of Ardent and Robert Pearce of 

Swan provide details in their proofs of evidence as to how the Council, as acquiring 

authority, has complied with this Guidance. 

4.3 Jamie Sullivan from Iceni, the Council’s planning witness, has provided a proof of 

evidence that demonstrates that, in keeping with MHCLG guidance, the purpose for 

which the Order Land is being acquired fits in with the adopted and draft Local Plans 

and the National Planning Policy Framework. 

4.4 Finally, in keeping with the Estate Regeneration National Strategy (CD3.2), Swan has 

undertaken regular viability assessments to ensure that the Scheme will go ahead 

once the Order Land is acquired. Indeed it is enshrined within the Combined 

Development Agreement that financial viability is a key test of whether or not 

progression to each new phase is approved. 

5. THE COUNCIL’S USE OF ITS COMPULSORY PURCHASE ORDER POWERS 

5.1 In February 2017, the Council considered the use of its CPO powers in respect of the 

Estate, and by a Cabinet decision of 9 February 2017, resolved in favour of the use 

of such powers. 

5.2 In March 2018, the Council considered the use of CPO powers under section 226 in 

respect of the North Phase, and resolved that subject to a suitable indemnity 

agreement being entered into between the parties, a CPO should be made in respect 

of land identified in a plan attached to the report (the North Phase land), and delegated 

authority was granted in relation to matters directed to progressing the Order. 

5.3 An indemnity agreement was subsequently entered into on 14th May 2018 (CD7.3). 

It provides what the Council regards as an acceptable indemnity in relation to CPO 

costs, and has allowed the Council to progress the land acquisition programme. 

5.4 On the 18th December 2019 the Council, by its Policy and Resources Committee, 

completed the consideration of its compulsory purchase powers, including the public 

sector equality duty, and authorised the making of a compulsory purchase order for 

Phase North (CD6.6). 
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5.5 On 19 August 2020 the Council made the Order pursuant to section 226(1)(a) of the 

Town and Country Planning Act 1990 and the Acquisition of Land Act 1981. 

5.6 The reason the Order was made under s.226 is that the land is required in order to 

facilitate the carrying out of development on the Order Land, for which the North 

Phase planning permission has been granted, and it is not certain that the Council will 

be able to acquire the land by agreement. 

5.7 In keeping with the MHCLG Guidance (CD3.1),Mr Sullivan has set out in detail within 

evidence, in justification for the Council’s pursuit of the CPO Order, the environmental, 

social and economic wellbeing benefits of the Scheme. 

5.8 Failure to confirm the Order would have the following serious adverse consequences: 

the loss of an opportunity to continue to regenerate the Estate in accordance with the 

wider planning permission and the North Phase planning permission and with 

planning policy; and finally, an important regeneration project would be left only 

partially complete. 

6. THE COMBINED DEVELOPMENT AGREEMENT 

6.1 English Partnerships and The Council entered into a Combined Development 

Agreement (“the Agreement”) with Swan on the 14th November 2008 (a summary of 

which is at CD7.2). This Agreement was subsequently varied with Homes England 

in March 2017. 

6.2 The Council approved, via a Cabinet resolution in June 2016 (Appendix TB5), to vary 

the Agreement to reflect the necessary changes to the Scheme as proposed through 

the masterplan attached to the planning permission issued in 2017 (CD5.1). This was 

a result of viability issues and as a result of further responses to consultation on the 

regeneration of the Estate. 

6.3 The Agreement (as varied) provides for the redevelopment of the Estate in phases. 

In essence, the Council is obliged to provide vacant possession of each phase 

through the making of a CPO Order, if necessary. Swan is obliged to obtain the 

planning permissions, to confirm that it has funding and that the overall scheme 

remains viable, and to carry out the works of redevelopment once this and other pre-

conditions have been met and vacant possession of the phase has been obtained. 

The Agreement includes nomination rights for the Council in the completed scheme 

and fifty per cent of any profit to Swan at the end of the development is to be applied 

to affordable housing in the Borough. 

6.4 As set out in Luke Riley’s proof of evidence, there is an overarching requirement for 

the Agreement to go unconditional. This was confirmed by Swan in February 2021, 
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and so the Agreement is now unconditional. The conditions to be met prior to Phase 

North starting construction are set out below, with the current progress status: 

 Swan provides evidence that funding is in place for the relevant phase – Swan 

has confirmed that funding is in place and this will be re-confirmed prior to the 

start of the North Phase. 

 Planning is granted for the relevant phase – Detailed Planning Permission is 

in place and has been implemented to ensure it does not expire. 

 Vacant Possession is granted – this process is ongoing between Basildon 

Council and Swan, and the CPO Public Inquiry is a key part of delivering this 

requirement. 

 The tenure mix plan for the phase is agreed – this is in place as per the 

consented scheme. 

 Deed of Warranty for the Independent Certifier to be procured by Swan – this 

is in place for the current phase and is a pre-commencement condition for 

Phase North. 

 Nominations Deed to be entered into between Basildon Council and Swan – 

the form is agreed and will be in place prior to commencement of Phase North. 

6.5 Consequently, there is no impediment to Phase North being implemented if, and 

when, the Order is confirmed. 

6.6 The Agreement has been operating well with regard to the first phases of the 

regeneration. As set out in detail in Luke Riley’s proof of evidence, the drawdown of 

the land necessary to deliver the initial phases has been accomplished as envisaged 

within the agreement. Essential variations have been negotiated as required. 

6.7 In keeping with the Development Agreement, and supported by a viability test, Swan 

has recently confirmed in a letter to Homes England and the Council that Phase North 

and the other remaining phases of the scheme are financially viable. A loan 

agreement dated 31 January 2019 provides funding from Homes England to Swan 

for the completion of the development. The CPO acquisition costs are met by Swan 

via an indemnity agreement with the Council (CD7.3). 

6.8 Both the Council and Swan are fully committed to the delivery of the Phase North 

project, once vacant possession of the remaining land has been secured. 

7. PUBLIC ENGAGEMENT AS PART OF THE WIDER PROJECT AND THE SCHEME 

37421560.V1 TB Proof final version 
331287.0550 08/06/2021 43 

https://37421560.V1


    
   

        

        

         

           

          

  

             

           

      

        

        

   

          

       

         

    

             

 

        

     

       

             

           

     

     

      

     

    

           

       

      

   

7.1 As detailed in my evidence, public engagement has been a significant feature of the 

evolution of the regeneration of the estate. 

7.2 In 2001 the Fryerns East & Craylands Neighbourhood Committee (FECNC) was 

established by local residents, with the first public meeting on the 19th February 2002 

attended by 120 residents. Further FECNC meetings were held on 21st and 28th 

October 2003. 

7.3 On the 30th January 2003, a multi-agency meeting was set up by the Council to 

discuss Fryerns & Craylands. Arising from this, on 8th October 2003, the Fryerns & 

Craylands Estate Renewal Project Group (FCERPG) was established. Further 

FCERPG meetings were held on 18th November and 16th December 2003. The 

public engagement initiated by these two groups helped shape and inform the 2006 

English Partnerships planning submission. 

7.4 Following the selection Swan in 2006 joint communications with local residents has 

been channelled through the production of Craylands and Beechwood Village 

newsletters, open days, a Quality of Life Survey 2007 and information-dissemination 

and capacity-building events on the estate. 

7.5 My proof sets out in detail some of the ways that public engagement was encouraged 

and facilitated. 

7.6 It is planned that residents will continue to be encouraged to engage with the 

regeneration process through the newsletters and events. 

8. THE COUNCIL’S COMMITMENT TO THE SCHEME 

8.1 As set out in the proof of evidence provided by Mrs O’Shea from the Council, since 

the inception of the proposed redevelopment of Craylands the Council has been fully 

committed to the scheme. 

8.2 Demonstrations of this commitment have included: 

 Leadership, oversight and scrutiny – the Council has made decisions and 

provided leadership, oversight and scrutiny through Cabinet and Committee 

reports and meetings (See Appendix LoS1) 

 Collaboration – the Council has fulfilled its obligation under the Development 

Agreement and worked in partnership with Homes England, Swan, the local 

community and other stakeholders in promoting, driving and facilitating the 

transformation at Fryerns and Craylands 
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 Staffing – the Council has allocated and funded strategic and operation staff 

time to the scheme for over 20 years as referenced in the combined proofs of 

evidence 

 Provision of vacant possession – the Council has to date decanted 184 

permanent residents and 127 temporary residents from the estate into 

alternative accommodation provided by the Council 

 Community engagement – the Council has worked with Swan in providing 

opportunities for local residents and other stakeholders to be involved in all 

stages of the planning and implementation of the regeneration 

9. OBJECTION TO THE ORDER 

9.1 One statutory objection to the Order has been received by the Secretary of State from 

Mr Tristan Richard Howe, the leaseholder owner of Plot 6, third floor flat known as 17 

Peterborough Way (CD8.1). 

9.2 Mr Howe objects to the Order on the basis that the Estate is a low-density 

development, therefore there is plenty of surplus land for new homes without the need 

to demolish any of the maisonette blocks and surrounding houses. He asserts that 

the maisonette blocks and houses can be retained with full refurbishment. 

9.3 My evidence details the unpopularity of the Estate because of, inter alia, high levels 

of crime, neighbourhood nuisance and inadequate social amenities 

9.4 As identified by local residents and recognised by BPP Regeneration in their 

Economic Assessment the 31 maisonette blocks, and the “Radburn” spaces in 

between, are the source of much of the crime and anti-social behaviour experienced 

on the Estate. English Partnerships subsequently elected to pursue a comprehensive 

redevelopment approach to the estate, rejecting the refurbishment approach to the 

maisonette blocks as being neither qualitatively or quantitatively preferable to a 

comprehensive redevelopment approach. The aim of the regeneration of Craylands 

Estate was to transform the community and it was agreed that the demolition of the 

Council owned maisonettes was a prerequisite in delivering an improved place. 

9.5 Finally, as set out the proof of evidence provided by Mr Sullivan, the 2016 consented 

scheme presents an opportunity to establish a clearer street hierarchy which are 

easier to navigate with improved permeability and legibility. It also creates a more 

traditional street pattern resulting in a more secure environment, with passive 

surveillance over all streets and back gardens. 
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1 Background 

1.1 Introduction 
The Thames Gateway was established as a national policy priority in 1995, with the 
publication of the Thames Gateway Regional Planning Guidance. The launch of the 
Sustainable Communities Plan in February 2003, put further focus on the Thames 
Gateway and pledged that there will be visible progress in the creation of sustainable 
communities within the Gateway including a stepping up of the supply of new housing. 
The existing regional planning guidance already includes 80,000 new homes in the 
Gateway by 2016. But there is scope to achieve much more than that in the biggest area 
of brownfield land in the South of England.  

The Government aims to bring together the best of design and planning to ensure new 
communities are of the highest quality and have proper public services and infrastructure. 
In February 2003, the Deputy Prime Minister announced £446 million for the Thames 
Gateway to help with land assembly, remediation of brownfield land and the delivery of 
additional affordable housing and local infrastructure. 

The Government’s intention, and what they refer to as sustainable communities, is that 
everyone should benefit from growth, including existing communities. The aim is to see 
development of the highest quality - models of well-designed, vibrant urban living, 
marrying homes with jobs, quality public services and infrastructure. The alternative to 
creating sustainable communities would be for growth to be scattered and much more 
random across the South East. The first page of the Sustainable Communities Plan 
makes it clear that: “We must raise the quality of how we build and what we build, 
protecting and enhancing the countryside and green spaces for all to enjoy”. 

The Government set out their proposals for the Thames Gateway in the Sustainable 
Communities Plan, stating: 

“That it will set up Bodies [Local Special Delivery Vehicles] with a clear remit and the 
necessary powers to drive forward development. The arrangements will operate with 
the full engagement of key local players and partners including the private sector and 
will offer locally tailored means to deal with land assembly, master planning and local 
infrastructure to help secure comprehensive regeneration”. 

Parts of Basildon District, principally Basildon new town, are in the Thames Gateway.   

The Basildon Renaissance (BR) has been formed to assist in and co-ordinate the delivery 
of strategic development and regeneration in Basildon District.  It consists of the following 
partners: 

Basildon District Council; 

East of England Development Agency; 

 English Partnerships; 

 Essex County Council; 

Thames Gateway South Essex Partnership; and 

 The Housing Corporation. 

It is supported by the Office of the Deputy Prime Minister (ODPM) and by the 
Government Office for the East of England (GO-East). Section 4 below sets out the 

1 
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background to the partners’ wish at this time for an unincorporated structure to be 
adopted, which is appropriate having regard to the circumstances. 

This document sets out the BR’s Commencement Business Plan (the Plan), being its 
regeneration proposals and its funding requirements with a particular focus on 2004/5. 
The partners recognise that BR is at the beginning of a process that will take over ten 
years to complete.  The Plan sets a direction for BR’s activities in the medium term and 
recognises that an annual Business Plan will need to be prepared for endorsement by the 
partners and to assist partners in the ongoing allocation of funding for BR’s role and for 
the regeneration projects and interventions that are emerging. 

1.2 The basis of the Commencement Business Plan (the Plan) 
The Plan sets out the background, market context and economic rationale for a 
programme of interventions in Basildon through a newly formed partnership as part of the 
regeneration of Thames Gateway under the Sustainable Communities Plan. It also 
addresses the core requirements drawn up by the Office of the Deputy Prime Minister 
(ODPM)1. The Plan scopes out the proposed Development Framework, the planned 
programme of activities and projects, a structure to coordinate delivery of key projects 
being undertaken by partners and the resources needed for this delivery capacity, 
including the capacity to monitor progress and delivery. 

BR will act as the strategic co-ordinator of the programme for Basildon and as the forum 
through which partners can set strategy and oversee its implementation.  BR has been 
established without a formal structure in order to ensure that, as far as possible, it acts 
through its partners.  In this way, its proposed executive staffing is modest, focused on 
programme management and co-ordination in a manner that adds value to the 
partnership without duplication or overlap with any resources available from the partners. 
It follows the good practice developed by Urban Regeneration Companies (URCs) but 
with a structure that reflects local partner requirements. 

The Plan is based on the work to date of the partnership and a range of strategies and 
reports prepared for, or available to, the partners, which are referred to herein. It has 
been compiled by AMION Consulting on behalf of the partners. 

1.3 The scope of the Plan 
The Plan covers the following: 

Section 2: Basildon’s economic and market context 

Section 3: the vision for Basildon 

Section 4: BR’s structure, role and objectives 

Section 5: the proposed priority projects and programme 

Section 6: the economic case for the programme 

Section 7: resourcing BR 

Section 8 the way forward 

Section 9: conclusions 

1 Letter from Katy Willison, Thames Gateway Strategic Executive, ODPM of 14th November 2003 to the Chief 
Executive of Basildon District Council. 
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2 Basildon’s economic and market context 

2.1 Thames Gateway 
Thames Gateway is the UK Government’s top priority for economic and social 
regeneration and growth.  It is identified in Regional Planning Guidance for the South 
East (RPG 9, March 2001) as the regional and national priority.  It is the focus for public 
and private investment in regeneration and growth, of which transport infrastructure is a 
vital component.  Thames Gateway is the largest regeneration project in Europe. It 
stretches from the Isle of Dogs in London, along both sides of the river to Shoeburyness 
in Essex and Sheerness in Kent. The designated area straddles three regions: London, 
the South East and the East of England. 

The London Development Agency has recognised its strategic importance as indicated 
below. 

“It is imperative that an integrated and highly focussed programme of land and 
infrastructure improvement, skills development, business support and 
environmental improvements is developed and implemented across the wider 
region in order to overcome longstanding barriers to new investment.  This is 
because the Thames Gateway is one of the key locations best placed to deliver 
large scale sources of new employment to London’s major concentrations of 
deprived communities in inner East London”.2 

The Thames Gateway designation brings a regional and national recognition of 
opportunity for regeneration and need for change.  A radically enhanced image, a fresh 
perception of the problems and opportunities, and environmental improvements are 
essential preconditions to the process of change and regeneration. 

The Thames Gateway is a geographically identifiable spatial concept because of: 

 its position and relationship with London; 

 the commonality of need for regeneration along the River Thames and its 
estuary; 

 the shared past of declining industries (many involving the infrastructure that 
supported London); and  

 similar problems associated with structural economic change. 

2  Going East: Thames Gateway: The Future of London and the South East, The Economic Strategy of the 
Thames Gateway London Partnership, June 2001. 
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Source: Southend-on-Sea Borough Council 

2.2 Thames Gateway South Essex 
What is Thames Gateway South Essex and where is it? 

Thames Gateway South Essex is an extension of the original Thames Gateway. New 
Regional Planning Guidance for the South East, which was published by the Government 
in March 2001, confirmed the extension of Thames Gateway into South Essex to include 
more of Thurrock, part of Basildon (including Basildon New Town), the boroughs of 
Castle Point and Southend-on-Sea, and a small part of Rochford including London 
Southend Airport. 

635,0003 people live within South Essex.  Many more work in the area, thus forming the 
largest built-up area in the East of England region.  It contains more than one tenth of the 
Region’s population.  The area has suffered from a number of acute economic and social 
problems for a number of years, including sustained high unemployment, an ageing 
transport infrastructure and skills shortages. 

The popular impression of South Essex is a sprawling, heavily urbanised area with little 
visual appeal and few attractive features.  The location of large-scale poor neighbour 
developments related to fuel/energy, port and waste disposal activities have added to that 
negative image. Basildon New Town has a negative image and is considered to lack 
character, has crumbling infrastructure and needs considerable investment in estate and 
town centre regeneration. It was once a symbol of modernity and post-war planning, as 
the only New Town in Thames Gateway but it now needs to adapt itself to a new role in 
the context of the Thames Gateway and renew itself in order to shed its negative image. 

3 2001 Census 
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The strategic framework 

In early 2003, a detailed analysis of the challenges outlined in the original vision4 for 
Thames Gateway South Essex was compiled in order to address the needs - The 
Thames Gateway South Essex Strategic Framework Document - Delivering the Future 
was completed in March 2003 and sets the foundation for delivery of sustainable 
communities as outlined in the Government’s Sustainable Communities Plan. 

Area profile 

The Thames Gateway South Essex area profile is summarised below: 

 Population  635,000 

 Households  270,000 

 Workforce  233,000 

 Employed residents 300,000 

 Unemployed claimants 7,557 (Rate 2.9%) 

 Average price of a house  £116,428 

 No. of wards amongst the most deprived 10% in East of England      17 
As at 1st October 2002 

The Government’s Index of Deprivation ranks Thurrock as the most deprived area in 
Thames Gateway South Essex, with a ranking of 113 out of 345 in the Index of English 
District and Unitary areas.  Southend and Basildon follow close behind with rankings of 
134 and 144 respectively. Rochford, in contrast, ranks amongst the least deprived 20% 
districts in England. 

Deprivation in South Essex lies alongside affluence.  The ward level analysis is, 
therefore, more helpful in identifying the pockets of deprivation that exist in the area. 
South Essex has 17 wards that fall amongst the 10% most deprived in the East of 
England region, four of which rank amongst the most deprived 10% in the whole of 
England. Thurrock accounts for 8 of the most deprived 17 wards, including Tilbury 
Riverside, which ranks as the ward with the most severe level of multiple deprivation in 
South Essex and as the ninth worst in the East of England. Six of the most deprived 
wards are in Basildon, two are in Southend and one is in Castle Point. 

Amongst all domains of deprivation identified within the IMD2000 Index, Education 
Deprivation (predominantly measured by lack of qualifications amongst adults and 
children) demonstrates a particularly severe situation in some South Essex wards. 
Basildon is the most affected South Essex district in terms of education and skill focused 
deprivation.  Basildon’s Fryerns East and Vange not only rank as the most deprived 
wards in the East of England, but also are identified as the third and sixth most 
educationally deprived out of 8414 wards in the whole of England. 

2.3  Basildon District and its local economy 
Introduction 

Basildon District is made up of rural hinterland and five towns in total5, although it markets 
itself under its three largest - Basildon - Billericay - Wickford.  It was one of the first New 
Towns, designated in 1949, with this status ending in 1986. Over the last decade, with 

4 Thames Gateway South Essex - A Vision for the future: September 2001 
5 Basildon, Billericay, Wickford, Pitsea and Laindon 
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the decline in the manufacturing of motor vehicles, which was one of the main reasons for 
Basildon’s growth, the need to rejuvenate its economy has become apparent. 

The Basildon economy in profile 

A review of available economic reports, including a September 2001 economic review of 
Basildon6, highlights a number of important features, which are summarised below: 

Employment - There are nearly 68,500 people who work in Basildon with 
some 23% of its residents employed in manufacturing sector; 
it has a strong (advanced) manufacturing/engineering base 
(related to Fords’ investment in the 1960’s) and lower than 
average service sector although this is expected to grow.  

- The exception to the low level of service sector employment 
is the presence of firms in the financial sector - these are so-
called “back office” activities in the sector7. 

Employers - There are just over 6,000 businesses in Basildon, accounting 
for 9% of the total businesses in Essex8. Attached as 
Appendix 1 is a profile of major employers.  The presence of 
such major employers was regarded by CLES as a major 
strength and weakness - it offers Basildon the opportunity to 
become a business hub for the Thames Gateway - but it 
renders it vulnerable to significant employment problems on 
any closure. 

Small business sector - This vulnerability to large employers can be mitigated by 
growth of this sector, which in 1999, accounted for 
approximately half of all employees in employment. Of 
interest is the growth of small firms in the computer and 
related activities sector (with over 800 employees in 2001). 

Retail sector - Based on a recent study of Basildon Town Centre9, an 
analysis of Basildon’s retail position has been undertaken. 
Although Basildon has the fourth largest catchment in the 
region, its population is the least affluent. It also has the 
highest retail vacancy rate. One of the key issues it has to 
address is the relative scale of its out-of-centre retail and 
leisure offer, which is significantly larger than in the town 
centre following the opening of Festival Park. Both Billericay 
and Wickford district centres provide local shopping services, 
principally through independent and speciality retailers. 

6 Basildon District Economic Audit, CLES Consulting: September 2001 
7 There is a need for some caution in terms of the mix of service sector employment in order to ensure that low 
paid employment (such as in retail and distribution) does not form too large a part of the local economy.  
Basildon is in transition from an economy dominated by manufacturing. Until the skills of local people can be 
enhanced so that higher value service sector employment can be targeted, the service sector employment 
opportunities are likely to be biased towards lower paid jobs.
8 Summary of Area Profiles and Basildon Area Profile: Learning and Skills Council, Essex; April 2003 
9 Basildon Town Centre: Redevelopment Strategy Stage 1 - Scoping Study; DTZ Pieda Consulting: October 
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Inward investment - The CLES report demonstrates that Basildon District has 
performed well in attracting investment into the area, 
including more recent speculative property development. 
Undoubtedly competitive land values and rents play their part 
in this, but it is anticipated that it can continue to play a key 
role for the whole of Thames Gateway. 

Local labour force and - A key issue raised in the CLES report relates to skills, 
skills  education and training.  It points to a lack of both high-level 

skills and basic proficiency in literacy and numeracy in the 
local population. 

- Compared to Essex, Basildon has a far higher proportion of 
people working in elementary occupations. It is 
acknowledged that developing a business hub will require 
rising skill levels. Moreover, improved educational attainment 
levels need to underpin this (see below). 

Education  The LSC Area Profile10 reports that there is a considerably 
- higher proportion of 16-19 year olds in Basildon with no 

qualifications compared to Essex as a whole (29% versus 
22%). There are 24,000 people with poor literacy skills.  

-
Added to this, 58% of year 11 pupils do not achieve 5+ 
GCSEs at grades A-C, compared with 44% in Essex, with 
many schools having achievement rates significantly below 
the Essex average. 

Deprivation - There are high levels of deprivation throughout Basildon in 
respect of all factors of deprivation. In the Indices of Multiple 
Deprivation (IMD) 2000, 6 wards lie within the most deprived 
20% of wards within England - of which 2 (Fryerns East and 
Vange) are within the most deprived 10% of wards. Educational 
standards are a particular concern, with 2 wards (Fryerns East 
and Vange) lying within the worst 10 wards in England and 
another (Pitsea West) within the worst 30 wards. This indicator 
measures lack of qualifications amongst adults and children of 
different ages and includes measures of both primary school 
attainment and levels of post-16 education and qualifications. In 
contrast to these pockets of deprivation, the District benefits 
from a number of affluent areas such as Billericay and Great 
Berry. 

10 Learning and Skills Council, Essex: Basildon Area Profile, April 2003 

7 

38 



 

                               

 

  

 

 

 

 

 

 

 

 

  
 

 

 
 

 

 

 

  

 

 

 
 

                                                      

 
 

  Basildon Renaissance (BR) 
Commencement Business Plan for delivering a 

sustainable community and a business hub 
within Thames Gateway 

November 2003 

Travel to work -  Basildon Essex 
% of workers 

In Essex 64% 70% 
In Basildon 51% -
Out of Essex 31% 25% 
In London 28% -
Work from home 5% 6% 

As the above table shows, just over half of the people in 
Basildon work in Basildon, while 28% travel to London.11 

2.4 Basildon’s key economic development constraints 
A number of Basildon’s problems and constraints arise from the legacy of it being a New 
Town - the only one within Thames Gateway.  The key constraints noted by partners12 

include: 

 the outward migration of young people; 

 a low standard of primary, secondary and further education attainment and 
facilities and a lack of linkages with higher education; 

 a consequent skills shortage in the district (and County) leading to employers 
being unable to recruit to underpin business growth; 

 transport and infrastructure weaknesses particularly within the district; 

 extensive Green Belt land and associated important ecological areas; 

 a high level of out-commuting, particularly to London; 

 a number of weaknesses in its town and district centres weakened by the 
growing out-of-centre retail, leisure and office space; 

 lack of community infrastructure in place, such as schools, healthcare facilities, 
sport and recreation facilities and local shopping; 

 an inadequate supply of affordable and key worker housing; 

 lack of “urban living” in Basildon town centre (another New Town legacy) which 
means there is a lack of activity beyond normal trading hours; and 

 a heavily car dominated environment. 

Crucially, its secondary and further education standards and facilities are considered to 
be in need of significant improvement in the context of securing Basildon’s role and 
position as the business hub in the Thames Gateway (see Section 3 below). The 
education and training standards in Basildon undoubtedly add to the level of out-
migration from the District and acts as a disincentive for business investors. 

The education deprivation referred to in section 2.3 above measures lack of qualifications 
amongst adults and children of different ages and, as stated, includes measures of both 
primary school attainment and levels of post-16 education and qualifications. At all levels 
the standard of educational attainment in Basildon is the lowest in South Essex. It is also 

11 Source: Post 16 Learning Survey, LSC, Essex, 2001 
12 Report to the Executive Board of Basildon District Council: Significant Issues Currently Facing Basildon 
District; September 2002 and Thames Gateway South Essex: Strategic Framework Document; March 2003 
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worthy of note that only one school in Basildon, two in Billericay and one in Wickford have 
a Sixth Form which is below the level of provision in adjoining districts. 

Basildon College has recently merged with Thurrock College and discussions are taking 
place to facilitate its relocation to Basildon town centre as part of a re-launch. However, it 
has no sixth form and offers only a limited range of vocational training. Early discussions 
will be taking place with the College on their future role and education provision in 
Basildon, in light of the wider objectives for the area. These discussions will also take 
account of aspirations of all partners for a new College campus. 

2.5 Property market commentary 
Basildon’s ability to renew itself in the context of Thames Gateway and the Sustainable 
Communities Plan is dependent in part on the responsiveness of elements of the property 
markets to the proposed programme of interventions (see section 5 below). 

Set in this section is a summary of a number of important property markets and 
Basildon’s position in them. These have been derived from recent reports on the 
proposed Gardiners Lane South project13 and Basildon Town Centre14. 

Commercial property sector 

Industrial and distribution is predominantly centred on the five industrial areas of Pipps 
Hill, Burat Mills, Cranes, Laindon and Southfields. There has been recent investment in 
automotive research and development (Visteon) and Basildon is set to become a national 
and European centre for automotive research and development.  This, combined with 
Ford’s Dunton facility in Laindon, Case New Holland and others, including BAe Systems 
Avionics, points to Basildon being ripe to benefit from more investment.  The accessibility 
to the M25 reinforces this. 

There is an estimated deficit of industrial employment land in Basildon based on the 
Essex County Structure Plan requirement of 9.7ha (24 acres).  The sites allocated in the 
District Plan include 16.2 ha (40 acres) for Gardiners Lane South. Rents achieved in 2001 
for industrial/warehousing during 2001 show levels up to £6.75 per square foot with prime 
yields of around 7%. 

Offices 

Historically the market for offices in Essex has been centred on Chelmsford, although 
Brentwood and Southend have markets for offices that potentially compete with Basildon. 
As noted by DTZ Pieda in the recent Town Centre Scoping Study, the lessons from 
successful towns and cities across the UK are that office employment helps to promote 
vitality and activity throughout the working day and into the evening.  

According to the 1998 Basildon District Survey, there is 81,575 sq m of office space in the 
town centre and key occupiers include: 

 Aviva (6,400 sq m); 

 Fords  (Trafford House); 

 Basildon District Council (800 staff); 

 Department of Social Security; and 

 The Crown, County and Magistrates Courts. 

13 Basildon - Gardiners Lane South Market Analysis for English Partnerships, Donaldsons, August 2003 
14 Basildon Town Centre: Redevelopment Strategy Stage 1 - Scoping Study: DTZ Pieda Consulting: September 2003 
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 Also Billeracy has a strong small office market in the professional, legal and 
financial sectors. 

The opportunities for the expansion of the office sector in Basildon town centre appear 
limited by the relatively low level of demand. For example, the Eastgate Business Centre 
(2,800 sq m) offers prime office facilities, but has proved difficult to let.  Likewise the 
owners have found it virtually impossible to let the upper floors of Northgate House as 
purpose-built office accommodation.  Improvements are planned to the building, which 
should enhance access and possibly its letting potential. 

The low demand for town centre office space has meant that there has been minimal 
speculative development.  The town centre stock includes relatively few modern schemes 
dating from the last few decades. That which has occurred has typically focused on 
bespoke pre-let schemes, such as Basilica.  Competition for tenants from the proposed 
new business park at Gardiners Lane South could constrain some elements of future 
demand though it might also create demand from other elements that are attracted to 
Basildon but unable to find accommodation elsewhere. 

Residential - town centre 

Mixed-use residential developments in town centres are proving to be a very successful 
driver of town centre regeneration and the urban renaissance. In particular, such 
schemes have increased the level of vibrancy during the day and evenings in town 
centres, leading to more investment and rising property prices. 

In recent years, DTZ Pieda reports that the residential property market growth for 
Basildon appears to have lagged behind that of neighbouring towns such as Chelmsford 
and Brentwood.  The only purpose-built housing in Basildon town centre consists of a 
small number of flats above properties in the eastern side of Southernhay and flats in the 
recently refurbished Brook House. 

In the case of Basildon town centre residential development is likely to prove key to 
regeneration, as the town centre tends to be dormant after trading hours and the centre 
consists of several large potential development sites.  Moreover, the centre currently 
benefits from good transport links to nearby towns and in particular London thus enabling 
the town to attract additional residents (in particular a younger mobile population). 

Although the Local Plan allows for new residential development as part of mixed-use 
schemes, no sites are identified in the town centre. Some of the key opportunities 
identified by previous studies include the conversion of: - 

 Northgate House, although this is unlikely to prove viable in the short term 
without some public sector investment; 

 Great Oaks House, which would cause fewer technical difficulties, but is likely to 
be a medium or long term proposal necessitating the relocation of the existing 
office uses. The displacement of such office employment could detract from the 
vitality of the town centre during office hours but would help sustain activity during 
the evening; and  

 living over the shop in certain areas of the town centre, such as East Walk, could 
also be an option over the short term. 

Residential - district wide 

In all, 47% of Basildon’s property falls within Council tax Bands A and B (i.e. valued up to 
£52,000 in 1991) compared with 37% for the district as a whole and 36% for the East of 
England; the South East has 25% of its stock in Bands A and B. 
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Historically, the town provided homes for workers in the automotive manufacturing sector 
and the type of properties built when the new town was formed is underwritten by the 
accommodation built at that time, in terms of mixture of tenure, size and type. 

The Donaldson’s report notes that the District had some 71,369 dwellings registered for 
council tax, of which 44,522 are in wards within Basildon Town.  Basildon District Council 
estimates that approximately 73.9% of homes are privately owned, 24.5% are rented and 
0.9% occupied rent free. There has been a gradual shift into owner occupation since 
1999, when some 67.9% were in owner occupied homes.  Within the rented sector, the 
private rented sector only accounts for 4% of the total dwellings stock, an increase from 
2.2% in 1991.  Private sector rents tend to be reasonably buoyant and resale prices 
relatively strong compared to house prices.  It is interesting to note that, within the 
privately owned property, 31.8% are owned without mortgages. This may match the 
slightly higher age profile that Basildon has compared to Essex. 

The 2001 Census confirms that 71% live in their own homes whereas 23% rent from 
either the Council, housing association or RSL and 6% rent privately or have 
accommodation as part of their job. 

Basildon’s allocation from the structure plan for new housing is 7,650 new dwellings to be 
built between 1996 and 2011.  Between 1996 and 2002 Basildon has provided 6,038 
sites but between 1999/00 and 2001/02 net completions have fallen from 922 to 213. The 
average of the net completions over last three years is 551 new units, significantly below 
the longer-term average of 750 new private homes per annum.  

House sales in Basildon have broadly matched the available stock. However, sales of 
flats have been disproportionately higher, averaging 16.2% of sales although they 
represent 11.6% of stock. Although prices have been rising there has been a decrease in 
the numbers of properties sold over the past two years. Anecdotal evidence would 
suggest that prices still remain firm despite a fall in the number of sales. Residential 
sales in Basildon are closely linked with the East London property market with significant 
anecdotal evidence of sales to people moving out of that area of London. 

Recent new developments in Basildon have been primarily for housing, rather than flats. 
The most recent was developed by Persimmon Homes in 2000 on a 2.3 ha (5.68 acre) 
site to the rear of IFDS house with 80 three and four bedroom houses with all but eleven 
units being detached.  Asking prices on the resale of these new properties are in the 
region of £215,000 for three bedrooms, although this is viewed as a full price. Other new 
or recently built three bedroom properties are being marketed at between £154,995 for a 
courtyard style development in Ascot Grove, Mopsies Park, just to the south of 
Broadmayne through to £199,950 in Headingly Close, Nevendon. 

There are very few newer four-bedroom properties available with only a four bedroom 
detached house at Hayrick Close, Langdon Hills available at  £247,500.  Residential 
agents have confirmed the demand is currently for two and three bedroom houses as well 
as for one and two bedroom flats.  New flats have been achieving between £97,950 for a 
two bedroom flat in Vange to £95,950 for a one bedroom flat in Stafford Green, in the 
sought after Langdon Hills area.  Within the rented sector, a one bedroom flat is likely to 
achieve in the order of £450 and £500 per month with two bedroom flats achieving £525 
to £575 per month. 

Hotels 

Basildon has two three star hotels (Holiday Inn and Friern Manor) with 154 beds and six 
two star hotels with 370 beds - a total of 524 beds.  Planning permission has been given 
to a new budget hotel at Southfields Business Park for 40 beds. 

The Donaldsons report notes interest by budget operations in Basildon. However, 
Basildon’s aspirations as a business hub for Thames Gateway (see Section 3 below) 
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means that more three star and perhaps even one or more four star hotels need to be 
targeted as essential business “infrastructure”. 

Retail 

DTZ Pieda Consulting notes that Basildon performs poorly compared with other centres 
in the regional and national rankings, reflecting its more limited retail and leisure offer. 
Although this has been partly addressed by recent town centre environmental 
improvements (Town Square), more investment is needed in order to maintain and 
improve its position in the medium term. Plans for housing development in the area 
should help to establish a larger role for the town centre. 

A benchmarking of Basildon against other regional centres revealed that Colchester and 
Chelmsford have similar catchments and urban populations as Basildon and a 
comparable retail offer.  These centres are only eight and ten places respectively above 
Basildon15, both are commuter town serving London and just like Basildon they face 
competition from Lakeside and Bluewater regional centres. However, DTZ Pieda 
Consulting found that although Basildon had a similar amount of floorspace as the other 
two centres, it was performing less well because: 

 Basildon’s out-of-centre retail and leisure offer is significantly larger than in the 
town centre; 

 the out-of-centre retail space (22%) in Basildon sells goods directly comparable 
to those found on the high street; 

 there is a greater diversity of retail and leisure businesses and a good mix of 
independent and multiple businesses in Colchester and Chelmsford; 

 Colchester and Chelmsford are anchored by Debenhams - Basildon has Allders; 

 retailer requirements for Basildon are lower than the other two centres; and 

 Basildon has a poor service and leisure offer. 

Small firms 

The Donaldsons report16 noted that small firms employing between 1 and 49 employees, 
constitute 97% of Basildon’s recorded units of employment, with a concentration of micro 
businesses employing less than 10 people.  Also, as mentioned in Section 2.3 above, the 
small firms sector accounts for just under half of all employees in employment in 
Basildon. 

Provision for small firms is in Cornwallis House (42 units), Essex Enterprise Centre (30 
units) and Basildon and District Local Enterprise Centre (23 units). Vacancies are low, 
with no more than three or four units vacant at any one time.  Centre managers report a 
strong demand for small units (up to 1,000 sq ft), where rents (all services included) can 
be as high as £25 p.s.f. per annum. 

The Labour Market 

The labour market has been considered at the South Essex level17. The efficiency of the 
labour market in South Essex appears to be low in relative terms. South Essex 
employment rates (61.5% for aged 16 and over and 76.8% for those of working age), for 
instance, are low compared with Essex County (62.3% and 78.5% respectively) and the 
region (63.4% and 79.1%). Economic activity rates (64.2% for 16+ and 80.3% for those of 
working age) indicate a very similar comparison. 

15 Based on Experian and Promis 

16 Basildon - Gardiners Lane South Market Analysis for English Partnerships; Donaldsons: August 2003 
17 Drawn from the Thames Gateway South Essex Strategic Framework Document: March 2003 
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Over the last five years, the population of South Essex has witnessed a significant fall in 
its levels of unemployment. The claimant rate has decreased considerably over this 
period from 10% in March 1996 to 3.5% in March 2002 (a reduction of 65%). This is 
generally in line with the trends in other regions and sub-regions in proximity to it 
geographically. 

However, recent unemployment statistics illustrate that the unemployment rate (3.0% in 
September 2002) is still above that of the region (2.2%) and the Essex County Council 
area (2.2%). In absolute terms, the number of unemployed in South Essex is equivalent 
to 65% of the claimants in the whole of the Essex County Council area and accounts for 
nearly 14% of the total number of unemployed in the East of England region. 

Qualification and skills levels among South Essex residents are currently considerably 
below regional rates. 29% of people in South Essex area indicate that they have NVQ 
Level 2 equivalent qualifications. This figure drops to 15% for Level 3, 14% for Level 4 
and finally 2% for Level 5. 25% of the survey sample indicated that they had no NVQ 
equivalent (Essex LSC 2001 post 16 survey). 

In terms of employment, just 5% of school leavers chose to partake in work based 
learning programmes. The highest employment destinations were administrative, sales 
and skilled construction posts. This is more of a reflection of the work available to school 
leavers, rather than a student’s desired occupational goal. 

2.6 Key opportunities and issues to be addressed by BR 
The above analysis of Basildon’s economic and market context identifies a number of key 
issues to be addressed in its renewal. 

(i) Basildon has an impressive array of large employers and the potential to 
grow this industrial and commercial base in the context of Thames Gateway 
South Essex. 

(ii) There is a need to provide more facilities to underpin the complementary 
growth of small and medium sized enterprises - there is some evidence of 
unmet market demand for “starter” space. 

(iii) It has strengths in automotives and related advanced manufacturing and 
engineering. It has also developed a role in financial services, particularly 
“back office” and process activities - (the sector is business systems and 
services) - its proximity to London and its lower cost base are obvious 
competitive advantages in this sector. 

(iv) Six of South Essex’s most deprived wards are in Basildon - addressing 
deprivation and social inclusion needs to be given a high priority; Fryers East 
and Vange are in the worst 10 most educationally deprived wards in England. 
Generally, this deprivation is highlighted by the recent significant fall in 
unemployment across South Essex, and pockets of harder-to-help groups 
remain socially excluded in Basildon. 

(v) A new approach is needed to the retail offer in Basildon town centre (and 
Wickford, Laindon and Pitsea district centres) in line with the DTZ Pieda 
Consulting October 2003 report; this needs to be part of a mixed-use strategy 
involving town centre residential development that will inject new life 
(including night life) back into these centres; promotion of financial sector 
office development in the town centre would also improve its well-being. 

(vi) A sustainable community needs to have access to high quality education and 
training; the low standard of Basildon’s primary, secondary and further 
education, and the lack of higher education links represent a key constraint in 

13 

44 



 

                               

 

  

 

 

  Basildon Renaissance (BR) 
Commencement Business Plan for delivering a 

sustainable community and a business hub 
within Thames Gateway 

November 2003 

its development. It is the most educationally and skills deprived district in 
South Essex and contributes to the poor level of qualification and skills levels 
across South Essex compared with regional rates. 
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3 The vision for Basildon 

3.1 An overall vision 

The partners have set out their vision in the form of a Joint Statement of Intent, which was 
created in April 2002 and amended in August 2003. This set out its vision in the form of a 
set of objectives, which are reproduced in Section 4.4 below. From these objectives, the 
following overall vision has been derived. 

Basildon Renaissance wishes to secure the regeneration of the District in a manner 
that will create sustainable communities. It also wishes to secure investment from 
both public and private sectors to support its objective of developing itself as the 
business hub for South Essex. 

Section 3.2 explains in more detail the specific issues that need to be addressed to 
achieve a sustainable community. Set out in section 3.3 below is an overview of the 
business hub element of the vision. 

3.2 Delivering a sustainable community 

A sustainable community will demonstrate itself in the improvement in the quality of life of 
its residents evidenced by an increase in dwellings and employment in its town and 
district centres and a well integrated mix of high quality affordable homes throughout the 
District, by a reduction in out commuting of its residents to places of work, and by 
improved accessibility within and connectivity to and from the district in ways that reduce 
the use of the car. It must also be achieved with the management, preservation and 
enhancement of the District’s environmental assets. Basildon’s ambition is that the 
regeneration programme will reduce social exclusion and remove the deprivation that 
exists in a number of wards, including the education deprivation.   

The challenge to Basildon is to achieve the regeneration of the District, including the 
development of a business hub, in a manner that is sustainable and develops a 
sustainable community - which, as defined by Thames Gateway South Essex and BR’s 
Joint Statement of Intent, as: 

 local people benefiting from development and regeneration; 

 providing more jobs for local people; 

 reducing levels of out-commuting; 

 focusing development where it can be best served by public transport; 

 reducing the economic impact of congestion by improving transport efficiency; 

 developing within urban areas wherever possible; 

 enhancing the education and skills levels of the population; 

 identifying options for better use of previously developed land; 

 recognising the importance of town centres as a focus for development and for 
urban living; 

 improving the attractiveness of the environment, both urban and rural across the 
district; and  
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 increasing the efficiency of the use of resources and reducing all forms of 
pollution. 

Only by setting about its regeneration in a sustainable manner will Basildon address the 
key issues referred to in Section 2.6 above.  Therefore, its proposals to manage a 
regeneration programme (see Section 4 below) and its proposed projects and 
interventions (see Section 5 below) need to create a sustainable community in Basildon 
alongside a business hub (see 3.3 below) that contributes to the wider vision of Thames 
Gateway South Essex, Thames Gateway and the Sustainable Communities Plan. 

3.3 Delivering a business hub 
South Essex vision 

The overarching vision for South Essex, as set out in the Strategic Framework Document, 
contends that it is possible to bring together the advantages of city living and the 
advantages of country living - and with the added advantage of having easy access to the 
river and the sea along its linear coast.   

Thames Gateway South Essex is focused on achieving significant improvements to the 
economy of the area through the implementation of key regeneration projects, new 
development both commercial and cultural, and by improving transport infrastructure all of 
which protect and enhance the environment. It is intended that an extensive programme 
of specific environmental enhancements will complement, and add to, the other economic 
improvements. 

Within this context, the Thames Gateway South Essex Partnership developed six themes 
relating to the vision for South Essex: 

 Skills, Learning and Employment 

 Transport and Infrastructure 

 Investment and Development 

 Health and Community 

 Marketing and Communications 

These themes were converted to Action Plans by task groups. 

Zones of Change and Zones of Influence 

In geographical terms, the Thames Gateway South Essex Partnership focussed on 
complementary locations and identified each as either a Zone of Change or a Zone of 
Influence, as follows: 

 Thurrock: as a world leading logistics hub and exemplar for community 
development, learning and enterprise for South Essex 

 Shell Haven: as a major international port facility 

 Basildon and Castle Point: as a business hub for South Essex 

 Southend and Rochford: as a cultural and intellectual hub and a higher education 
centre of excellence for South Essex 

Each district is designated as a Zone of Change (Basildon, Southend, Thurrock) or a 
Zone of Influence (Castle Point, Rochford) and has further developed its own vision for 
the future. 

16 

47 



 

                               

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 

   
 

  

 

 

  Basildon Renaissance (BR) 
Commencement Business Plan for delivering a 

sustainable community and a business hub 
within Thames Gateway 

November 2003 

Source: Southend-on-Sea Borough Council 

Basildon already a key employment centre 

The vision for Basildon is in the context of its contribution to Thames Gateway South 
Essex as a business hub not only with the scope for business and economic growth, but 
supported by excellent transportation, business and community infrastructure. This 
recognises Basildon’s status as an important economic driver in Essex and that 
improvements are necessary to support further development and address the imbalance 
between housing numbers and jobs in the area. Currently, South Essex, including 
Basildon, does not provide enough local jobs for everyone who lives in the area resulting 
in high levels of out-commuting. 

Nevertheless, the Thames Gateway South Essex Strategy confirms Basildon as a place 
which has already achieved credibility as a place for business investment. The proposed 
development of Gardiners Lane South (See Section 5.3 below) is consistent with this 
vision, fits with the “Investment and Development” theme (see above) and acknowledges 
Basildon as a place for business investment and growth - typically firms in the advanced 
manufacturing/engineering sectors or those that wish to be within easy reach of London, 
but not with the London cost base or city access problems. 

The two particular sectors that are identified by Basildon as offering opportunities for 
growth and potential inward investment are Advanced Manufacturing/Engineering and 
Business Systems and Services.  Existing key firms in the Advanced Manufacturing / 
Engineering Sector (e.g. Visteon and Ford) have expansion plans.  The drive to lower 
transaction costs in financial services should also offer Basildon opportunities for office-
base growth. 
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4 Basildon Renaissance’s (BR’s) structure, role and 
objectives 

4.1 Options 
Generally across the UK, regeneration programmes and projects are delivered by 
partnerships that take many forms. Set out in Appendix 2 is an analysis of the options 
available to BR in considering the most appropriate structure for its activities. It sets out: 

 the government’s views on public private partnerships; 

 the influence of funding 

 the option involving unincorporated solutions; 

 why/when to use incorporated options; 

 key regulatory issues for RDAs and local authorities; 

 the implications of state aid regulations; 

 the example of Urban Regeneration Companies (URCs); and 

 the potential to use Development trusts, Limited Liability Partnerships 
(LLPs), Charities and other vehicles.  

The choice of structure for BR has been considered against this analysis. Much depends 
upon whether an incorporated vehicle is valid in the circumstances facing Basildon. 
Consideration of best practice18 indicates that Basildon’s choice of an unincorporated 
partnership is the most appropriate option at this time since a corporate structure should 
not be used: 

 if the objectives can be achieved with the same degree of effectiveness or 
efficiency by the partner agencies acting on their own; 

 there is a risk that it operates in a manner that is inconsistent with any of its 
partners’ powers, aims and objectives; 

 precise obligations and liabilities that will arise in the entity are not known or 
understood; 

 if private sector impact is relevant and can be secured in a different manner; 

 if limited liability can be secured in a more effective way;  

 its creation would lead to higher cost for the public sector; and/or  

 it could lead to the company being either controlled or influenced by the local 
authority.19 

BR structured as an unincorporated partnership acting through one of its partners (as 
accountable body or to lead the delivery of a specific project) avoids these issues and 
allows it to form vehicles and structures alongside it depending on the expertise and 
funding needed in each proposed intervention. A review of the experience of Urban 
Regeneration Companies (URCs)20 has also shown that a partnership can derive the 
perceived benefits of a URC without forming a company by: 

18 English Partnerships and the Creation of New Corporate Structures: Best Practice Note No 36; March 1998 
19 If it does not comply with Part V of the Local Government and Housing Act 1989 
20 See Urban Regeneration Companies (URCs) - Learning the Lessons; Policy and Practice Reports; July 2001: 

AMION Consulting 
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 establishing a “Board” with the key officers or representatives with a high level of 
authority in the local area; 

 ensuring that the partnership has a clear vision and strategy to guide future 
investment decisions; 

 creating a dedicated executive team; 

 engaging the private sector; and 

 being responsive to local circumstances. 

4.2 BR’s partnership structure 
The partners in BR have elected for an unincorporated arrangement recognising that at a 
later stage they can elect to move for an incorporated structure should this be desirable 
or appropriate. BR’s partnership structure involves a “Board” of partners’ representatives 
meeting bi-monthly and generally acting through Basildon District Council as an 
accountable body. Generally, the approach follows the good practice of the URCs by 
establishing a consistent set of clear and practical local development programmes, 
underpinned by an effective and reliable delivery capacity. 

The partnership has created a Joint Statement of Intent - updated in August 2003, which 
draws together the common objectives of each of the partners and sets out how they will 
work together. The seven common objectives, which meet the key partners’ aims and 
take account of their roles and responsibilities, are set out in Section 4.4 below. The 
proposals for an executive team are included in Section 7 below. 

It is expected that the membership of the Partnership will be amended to reflect local 
circumstances and need.  In particular, as the “business hub” vision is implemented, it is 
expected that one or more representatives from the private sector will be invited to join 
the partnership in due course once appropriate representatives have been identified. 
Likewise, it is expected that the Basildon District Local Strategic Partnership should be 
represented on BR in respect of the latter’s interest in its lifelong learning and jobs 
agenda. 

The role of Chair is rotated across the partners – this has ensured that the senior 
representative from each partner organisation that takes the chair has to be fully briefed 
on issues and developments in order to perform this role effectively. This is considered to 
be an effective way of transferring knowledge and sharing involvement in a balanced 
manner across the partnership. 

4.3 Partnership roles 
Each of the BR partners brings a contribution to the achievement of the vision.  In broad 
terms, roles have been identified as follows: 

Partner Role 

Basildon District Council Community leadership and leverage for 
other partners on specific projects 

Lead role on the Local Strategic 
Partnership and Community Strategy 
preparation 

Planning authority and other statutory 
functions 
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Local knowledge 

Accountable body for executive team 

EEDA Single Programme Funding 

CPO powers 

Facilitation 

Professional expertise in specialised fields 

Input into Government expenditure plans 

English Partnerships Land assets 

Masterplanning and the funding thereof 

Sustainable Communities Plan – Funding 

CPO powers 

Professional expertise in specialised fields 

Essex County Council County-wide strategic view of Basildon and 
its role and impact in Essex 

Forward planning  

Service provider and strategic planner for 
education, fire and rescue, police, waste 
management and social and environmental 
services 

Professional expertise in specialised fields 

Housing Corporation Housing partnership  

Housing strategy  

Funding for social housing 

Professional expertise in specialised 
housing and community/neighbourhood 
related fields 

Thames Gateway South Essex Co-ordination of regeneration strategy 
across South Essex 

Focus for cross-border regeneration 
initiatives and joint funding applications 

Represents Basildon regionally, nationally 
and internationally in view of its priority 
status 

Financial support for master planning, 
feasibility studies and capital spend 

Regional links/influence including inward 
investment 

ODPM/Go-East Thames Gateway funding influence 

Ministerial support as needed 
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Advice on legitimacy of proposals and 
policies 

Support for funding 

Links with other national partners such as 
Strategic Rail Authority 

4.4 Objectives 
BR has assessed its aims and objectives by reference to the following: 

 Basildon District Council Plan and Local Plan Key Issues Report (2001) 

 Thames Gateway South Essex Vision Statement (2001) 

 English Partnerships’ Core Objectives and Town Strategy for Basildon (2001) 

 East of England Development Agency’s Prosperity and Opportunity for All 
Economic Regeneration Strategy (2000) 

 The Government’s Urban White Paper (2000), Planning Green Paper (2001) and 
Regional Planning Guidance for the South East (2001) 

 Essex County Council’s Essex Approach (2002) 

 Regional Housing Strategy 

From these documents seven common objectives have been identified, which meet the 
key partners’ aims and take account of their roles and responsibilities: - 

 to secure funding for major projects, and initiatives that achieves the right 
balance between investment in Basildon District and the wider objectives of the 
partners, and helps secure private sector investment; 

 to support the continued economic success of Basildon District, in particular by 
supporting the regeneration of the District’s town centres; 

 to protect and enhance the built and natural environment and ensure that new 
development makes a contribution towards urban regeneration; 

 to achieve sustainable forms of development, built to the highest standards of 
urban design, safety, maximise the use of urban land and meeting nationally 
recognised environmental standards; 

 to ensure that quality infrastructure is in place to meet the needs of the district, 
increase connectivity and improve public transport provision; 

 to ensure that local people can benefit from the new investment itself and have 
access to first rate services and facilities, which will help to tackle issues of social 
exclusion, health and education deficiencies and deprivation within the District, in 
particular in areas of greatest need; and 

 to promote Basildon District as a good place to invest, live and work. 
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5 The proposed priority projects and programme 

5.1 Introduction 
Basildon District is an area of contrasts, with the three main communities, Basildon New 
Town, Billericay and Wickford, having very different social and economic characteristics. 
Basildon New Town has a population of 102,400 and the majority of residents are aged 
between 20 and 39. The New Town has both areas of prosperity and deprivation, where 
people experience multiple social and economic problems and many people claim a 
range of state benefits, experience health problems and in certain areas suffer from high 
crime rates. Basildon, in common with other New Towns around London, has benefited 
from the strength of the regional economy but has social problems with pockets of higher 
levels of deprivation.  

Billericay has a population of 35,500 and has a larger elderly population than the New 
Town and Wickford. Many of the residents are in professional or managerial occupations 
and work outside of the District.  In comparison to the New Town, Billericay is an area 
with little deprivation, low rates of unemployment and crime and where school attainment 
is the highest in the District. Wickford has a population of 26,500, and like Billericay is an 
affluent area with low levels of deprivation and below average unemployment.  Crime 
levels are higher than those for Billericay, but almost half those of Basildon.  

In addition to social and economic needs (see section 2.3 above), the condition of the 
built environment also provides particular issues. Basildon represents one of the post-war 
‘first generation’ new towns, parts of which are now over 50 years old, and large amounts 
of the housing and infrastructure are in need of a thorough overhaul. The Transport, 
Local Government and the Regions Committee report21 in 2002 on the New Towns made 
a number of general comments in respect of needs associated with the built environment 
which are of relevance to Basildon, including: 

 Town and district centres – the central shopping area continues to suffer from 
poor design and layout despite recent investment. While pedestrianised, it is 
separated from the surrounding area by a dualled ring road, giving a fortress 
effect. In addition, because it is largely a retail centre, in the evening there is 
little leisure activity and there is little nighttime economy of merit. It has 
suffered from accessible out-of-town shopping malls such as Lakeside 
Shopping Centre and Bluewater; 

 Housing - much of the housing was put up quickly using innovative designs, 
which have not stood the test of time. Some of the stock now requires 
demolition or at least major refurbishment. A substantial amount of the 
housing has passed its useful life and will require phased redevelopment 
over the next few years. In addition, housing densities do not reflect current 
best practice in providing for sustainable communities.  There is a lack of 
affordable housing in Basildon, and this has led to a considerable amount of 
commuting. New initiatives are required to provide a range of affordable 
homes both for rent and for sale.    

The proposed programme of action includes a range of measures to on-going support 
economic, social and environmental renewal within Basildon. The proposed programme 
comprises the following key elements: 

 town and district centres renewal programme; 

21 Transport, Local Government and the Regions Committee – The New Towns: Their Problems and Future 
(July 2002)  
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 strategic employment sites; 

 estates renewal and new housing programme; 

 Regeneration through Sports programme; and 

 business and community support, lifelong learning, and environmental 
enhancement programmes. 

In addition, formalisation of all of the plans represented herein is intended through the 
preparation of a Development Framework during 2004/5. This will include a delivery plan 
and a monitoring plan, along with a baseline analysis against which performance an be 
reviewed. Much of the information required for such a Development Framework is 
included within this Plan, so it is not anticipated that its preparation will require the level of 
cost that has typically been expended by URCs (see section 5.7 below).   

5.2 Town and District Centres renewal programme 
The programme identifies four key centres where renewal activity is required. These are:  

 Basildon town centre; 

 Laindon district centre 

 Wickford district centre 

 Pitsea district centre 

Basildon Town Centre has grown to become the largest in Essex. It has one of the largest 
pedestrianised areas in the UK, and the £9m Eastgate Centre provided one of the major 
shopping locations in the South East. It offers 56,300 sq m (605,750 sq ft) of retail space 
in 116 units and three office buildings 11,800 sq m (127,000 sq ft) with multi-storey car 
parking. The office buildings are let to tenants, which include Aviva and government 
departments, being freehold 100% owned by British Land. Major stores include Allders, 
HMV, New Look, Next, Primark, Sainsbury’s Savacentre and Superdrug. The Eastgate 
Centre represents a major part of Basildon Town Centre and is visited by over 13 million 
customers a year, adding to existing stores such as Marks and Spencer.  

However, in the early 1990's Basildon Town Centre came under threat from Lakeside and 
out of town retail warehouse parks and giant food superstores and other nearby rival 
towns such as Southend, Romford and Chelmsford. In response a major physical 
regeneration programme for St Martins Square and Town Square was undertaken, 
including the recently built Westgate Park, which offers new retail and entertainment 
facilities. 

Proposals for Basildon town centre could include land acquisition and assembly to 
provide major new development opportunities, development of a further new retail 
Pavilion, improvements to the civic space, and improved access to High Pavement and 
Northgate House. Significant investment in public transport, the highways network and 
environmental improvements are also likely to be needed. English Partnerships and BR 
have initiated preliminary works in connection with the regeneration of Basildon town 
centre. While economically the area is buoyant, the town centre does not currently 
provide the environment and the services required by a modern society. The shopping 
centre has fallen into decline over the past few years due to lack of investment and 
increased competition from neighbouring towns.  
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To assess the options and capacity for the town centre, English Partnerships and the BR 
has commissioned a study22 to identify the key areas for redevelopment and assess what 
improvements can be made in both retail and housing terms. Once the study has been 
accepted by BR, it is anticipated that masterplanners will be appointed to create a 
development framework plan that will involve a public consultation programme inviting the 
views and opinions of people who live, work and shop in the town. 

In Laindon, the focus of the programme will be on renewal of the shopping centre. 
Basildon will work with the owner, Lakehill Investments, and tenants such as Somerfield 
to consider the future of the centre. In 2004/05 the focus of attention will be on developing 
a masterplan that will provide for the future development of the centre taking into account 
Lakehill’s own proposals and the desire to improve links with the railway station and 
residential areas.  

The retail performance of town centre of Wickford appears to be in a more satisfactory 
position23, with good representation across all retail categories. However, traffic problems 
within the town centre at peak times (especially around the railway station) and 
environmental problems are still considered to be a major issue for local residents, and 
will need to be addressed as an integral part of Wickford town centre’s future. In addition 
the proposals include the provision of a new railway station, creation of additional retail 
and district centre facilities, and canalising the River Crouch, which passes through the 
centre. In 2004/05, emphasis will be placed on the preparation of a masterplan to guide 
development and the renewal strategy. 

At Pitsea, the focus for the proposed programme will be the renewal of the railway station 
and its incorporation into a transport interchange to serve the south of the district.  This is 
intended to provide a new focus for development activity supported by improved 
accessibility and integration of the district centre retail and leisure facilities.   

5.3 Strategic employment opportunities 
Gardiners Lane South represents a strategic development opportunity to create a major 
new business and commercial area to strengthen Basildon’s position as the business hub 
of the Thames Gateway South Essex area.  

Within Basildon the 36 hectare (90 acre) Gardiners Lane South site, which lies south of 
the A127, has been recognised as a crucial element in fulfilling the aspirations of the 
Thames Gateway South Essex initiative to create a major business hub for the area. 
English Partnerships owns around 75 per cent of the site and is taking a lead role in its 
development for BR. In total the scheme is expected to lead to the creation of some 7,000 
new job opportunities. Together these partners are leading the initiative to bring about the 
redevelopment of the site to create a highly sustainable mixed-use development that will 
include opportunities for: 

 Headquarters development  

 Small business development - starter units  

 Offices and light industry  

 Business support and training centre  

 Potential for hotel, pub/restaurant, local shops, crèche or nursery  

 400 residential units and other supporting uses 

22 Basildon Town Centre: Redevelopment Strategy Stage 1 - Scoping Study: DTZ Pieda Consulting: September 
2003 
23 Basildon District Retail Monitoring report 2003 
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 Providing the basis for demonstrating best practice and influencing the 
development of other business areas in the town  

 Provide 20.2 hectares (50 acres) of open space. 

Development of Gardiners Lane South represents a strategic development opportunity for 
which Supplementary Planning Guidance has been prepared and adopted. The site 
offers the opportunity to bring forward a new and innovative form of business 
development in a sustainable manner through the integration of transport and land use. In 
addition to the proposed 130,000 sq m of business space, the inclusion of 400 residential 
units along with a mixed-use core, including community infrastructure and other facilities 
is proposed to develop a sustainable heart to the development. The new community will 
contribute to the vitality of the development by supporting local facilities and ensuring that 
there is activity in the area after the working day. New housing will allow some of those 
working at Gardiners Lane South to live within a high quality environment close to their 
work. The development aims to achieve the use of higher densities to create a very 
urbanised environment. Also, the site is intended to be well served by public transport.      

The programme of activity proposed for Gardiners Lane South to assist the development 
proposals led by English Partnerships will be preparation of further supporting 
documentation including a Green Travel Plan and Environmental Statement, a Relocation 
Strategy to plan for existing residential and sports facilities, a business plan for the 
proposed Business and Innovation Centre at the heart of business support strategy, and 
detailed proposals for the highways and infrastructure proposals including a new junction 
to the A127. In addition, particular attention needs to be placed on land acquisition and 
assembly including the purchase of land currently in use as sports grounds and a number 
of residential properties. In 2004/05, emphasis will be placed on the preparation of the 
Green Travel Plan, Environmental Statement, and Relocation Strategy as important next 
steps in taking the overall strategy forward.   

A further important aspect of the proposals for the development of strategic sites in 
Basildon is the proposed Courtauld Road scheme. Courtauld Road offers an opportunity 
to provide a centre for more general employment through the development of waste 
management opportunities. The site should also accommodate the relocated gun club 
from Gardiners Lane South and its development could facilitate the creation of a new 
Nature reserve north of the A127.  

In total, Courtauld Road is expected to provide in the order of 500,000 sq m of new 
employment floorspace together with a range of new employment opportunities. There 
are issues concerning the washland and wildlife habitats related to the site that will need 
to be addressed at an early stage.  In 2004/05 the main focus of attention will be to 
prepare a masterplan for the site together with an environmental impact assessment, in 
conjunction with reaching agreement with the County Council with regard to the 
appropriate form and operation of the proposed waste treatment facility.    

5.4 Estates renewal and new housing programme 
The estates renewal programme offers the opportunity to undertake further important 
comprehensive improvement schemes to housing estates developed during the 1950’s 
onwards. Much of the housing was erected quickly using innovative designs, which have 
not stood the test of time. Poor architectural design and construction techniques have 
proved to be unsustainable and expensive to repair. A significant number of dwellings are 
past or nearing the end of their useful life. The layout of some estates creates problems in 
terms of crime and community safety.  

Basildon District Council has a 10-year investment strategy based on a comprehensive 
stock condition survey undertaken in 2001 for addressing the major investment required 
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to provide for demolition and re-development, refurbishments, provision of new 
community facilities, and environmental upgrading. The overall aim of the strategy is to 
ensure that all social housing meets the Government’s decent homes standard of being 
wind and weather tight, warm and having modern facilities. It is a key component of the 
Government's action programme for delivering sustainable communities. 

Three Priority Action Areas have been identified that suffer from common problems of 
social exclusion, high levels of unemployment, poor educational attainment, as well as 
providing unpopular accommodation which is poorly constructed and whose layout design 
does not meet today’s standards in terms of access and crime prevention. The estates 
targeted under the current proposed programme include: 

 Craylands - comprising 800 homes many of which are contained within 31 
maisonette blocks, the estate remains unpopular despite a good investment 
record. The estate is poorly laid out with large communal parking areas, 
which encourage car crime and vandalism. The central shopping parade is 
poor and under-used. The estate is bounded by a redundant school site, 
which may potentially release land to create a more mixed housing scheme 
as part of overall redevelopment.   

 Felmores – part of the estate comprising some 420 properties remains very 
unpopular due to the timber frame construction techniques which offer poor 
insulation and the design and layout of the estate which offers little private 
garden space and unsecured communal parking areas. However, the estate 
is well served by community buildings and open space and its two local 
schools are improving as a result of additional investment through the 
Basildon East Education Action Zone. The shopping parade, while generally 
satisfactory, is in need of refurbishment.   

 Five Links – the state has benefited from previous improvement partly 
funded under SRB2 and SRB6 programmes but some very unpopular flatted 
blocks will remain which past consultation with residents has shown to be in 
need of redevelopment.  

A costed 10-year investment programme has been developed for the proposed renewal 
programme for these estates totalling some £52.5m at current prices. Key activities 
proposed under the programme of renewal of the three Priority Action Areas will be the 
preparation of a masterplan to guide improvement and re-development proposals, 
demolition of unsatisfactory properties, development of new homes for sale, rent and 
shared ownership which will widen tenure patterns and provide at higher densities at a 
more urban scale, together with estate environmental improvements including 
improvements to lighting, security, building envelopes, boundary treatments, pathways, 
street furniture, refuse collection arrangements, garage blocks, and retained open space. 
In addition, Craylands is intended to benefit from a new community centre providing local 
shopping facilities health and community facilities. In 2004/05, emphasis will be placed on 
producing masterplans that will provide details of the intended actions, together with initial 
demolition and other works at Craylands, and estate environmental improvements at 
Felmores and Five Links.      

A further important aspect of the overall housing renewal programme will be action to 
ensure that Basildon is able to meet its housing target requirements identified under 
Policy H1 of the Essex and Southend-on-Sea Replacement Structure Plan 1996 – 2011 
for the provision of new homes within the district. Basildon has a target of 7,650 net 
dwelling stock increase (April 1996 – March 2011) of the total provision of 72,250 net new 
homes in Essex. Basildon has identified a shortfall of 1,500 dwellings on land currently 
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allocated for housing use. At a minimum density of 30 dwellings per hectare24, an 
additional 50 hectares (123.5 acres) will need to be made available. The programme 
therefore proposes to identify and assemble land in conjunction with partners and to 
enable an investment programme to deliver new homes (including affordable homes) 
over this period. Specific targets are not established in the Essex and Southend-on-Sea 
Replacement Structure Plan 1996 - 2011 for the level of affordable housing25, but 
provision is expected to contribute towards a provisional indicator of 18,000 – 19,000 
affordable homes per annum in the Rest of the South East (outside Greater London). 
Basildon has generally envisaged that some 50% of new homes should be affordable 
where possible. The Housing Capacity Statement and the new Local Plan will provide 
further guidance.  

The main actions proposed under the BR initiative are: 

 Land assembly to meet the identified shortfall in housing allocations 

 An affordable homes investment programme to meet identified housing 
needs, including those of Key Workers. 

One of the areas for detailed consideration is the Dry Street area for which English 
Partnerships is the lead partner. Dry Street is allocated as a reserve strategic housing 
development site. It covers an area of 35 hectares, and with the support of Basildon 
District Council, has the potential to provide around 1,000 high quality new homes 
including affordable and key worker housing together with community facilities. An outline 
development brief for the site is currently being drawn up in association with Basildon 
Hospital and Basildon and Thurrock College. If the site is allocated in the new Local Plan, 
it could become a development project in which BR could assume an important role. 

Therefore the main actions intended for 2004/05 under the new housing programme are 
an intended start on both land assembly and on the affordable homes investment 
strategy. 

5.5 ‘Regeneration through Sports’ programme 
Basildon enjoys the benefits of a range of sports clubs and activities that represent an 
important aspect of the town’s attractiveness and community infrastructure, which support 
the local economy. The area has a strong base in gymnastics, athletics, and gun sports 
as well as football and rugby union. The Regeneration through Sports programme aims 
to support investment in existing sports activities and facilities – allowing more people to 
participate in leisure pursuits and also strengthening the employment and revenue 
generating potential that the various activities offer. In addition Basildon has identified a 
particular need for a new venue for aquatic sports including swimming, diving, 
synchronised swimming, and water polo. The potential for a new Pool within the town is 
under consideration as part of the BR sports programme, which may potentially take the 
form of a high performance competition standard swimming centre. 

The proposed programme will involve detailed discussion with, amongst others, the 
following sports clubs although others may emerge during the course of detailed 
consideration: 

 South Essex Gymnastics Club 

 Basildon Athletics Stadium; 

24 This is the minimum established in the Lord Rogers’ Urban Task Force Report (2000) as providing for 
sustainable development.
25 Affordable housing is defined as ‘both low cost market and subsidised housing (irrespective of tenure, 
ownership, whether exclusive or shared or financial arrangements) that will be available to people who cannot 
afford to rent or buy houses generally available on the open market’ (ODPM Circular 6/98).  

27 

58 



 

                               

 

  

 

  

 
   

 
  

 
  

 

 
 

 

 

 

 

  

 

 

 

 

  Basildon Renaissance (BR) 
Commencement Business Plan for delivering a 

sustainable community and a business hub 
within Thames Gateway 

November 2003 

 Billericay Town FC and Basildon United FC 

 Basildon RUFC 

 Basildon Rifle and Pistol Club 

The actions proposed under the Regeneration through Sports programme are expected 
to include support towards improvements to grounds and spectator and player facilities, 
and also the potential to expand the range and quality of the venues. The programme 
may link to other programmes, for example the Gardiners Lane South project where 
relocation of certain sports grounds would be required, and the Olympic bid, and these 
may provide an opportunity to develop and expand facilities at alternative locations. This 
aspect of the programme is at an early stage of development, and the priority in 2004/05 
will be to develop an action plan that identifies and maximises the potential for benefits to 
be derived form public sector support.  A particular aspect of deriving benefit is to identify 
ways in which social inclusion can be extended through the sport to enable more people 
to enjoy facilities as well as enabling those with particular aptitudes to increase their skills 
and hopefully to progress to higher competitive levels within their chosen sport. In 
addition the proposals will need to demonstrate wherever possible that proposals are 
viable in the longer term. 

5.6 Business and community support, lifelong learning, and 
environmental enhancement programmes 
A number of important strands have been identified to support the main programme of 
physical and economic renewal within Basildon. These include: 

 a business support programme, in particular supporting the Innovation 
Centre at Gardiners Lane South; 

 investment in health and community facilities;  

 investment in schools and colleges to promote lifelong learning; 

 improvements to the highway network and to public transport to improve 
accessibility;  

 the protection and enhancement of the natural environment; and  

 strategic advice to maximise the benefits and opportunities arising form pan-
Gateway projects such as road, rail and river crossing proposals. 

Underlying these important strands of activities are strong linkages with the Local 
Strategic Partnership (LSP), the delivery plans of the LSP partners and the Community 
Strategy. Dialogue has already commenced between BR and the Basildon PCT, for 
example, on how its investment programme in healthy living centres relates to town 
centre renewal, Gardiners Lane South and Fryerns and Craylands. The Development 
Framework that BR will produce in 2004/5 will further reinforce the need to ensure that 
the issues below are represented, coordinated and delivered where appropriate.  

Business support 

Basildon has long been one of the most important industrial centres in Essex and has 
historically accounted for more than 20% of the county’s manufacturing output. While the 
decision by the Ford Motor Car Company to cease car manufacturing at Dagenham was 
a significant set back for the economy of South Essex, Basildon has retained Ford's 
European Research and Engineering Centre at Dunton (Southfields). The plant provides 
high value added services and offers very high levels of graduate employment. BR 
considers that there is the potential to capitalise on this opportunity by considering in 
detail proposals for a new education and training facility at Dunton that would provide 
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opportunities for skills development in automotive and electronics sectors. Ford’s 
previous involvement in schemes such as the Centre for Manufacturing Excellence 
(CEME) suggests that facilities tailored to the specific needs of the activities at Basildon 
may be appropriate. This facility would offer showcase for engineering excellence within 
Basildon and, together with the proposed Business and Innovation Centre within the 
Gardiners Lane South scheme, would provide significant additions to the town’s business 
support initiatives.  

Further schemes are expected to be developed under the BR programme in terms of 
business support in conjunction with the Basildon & District Chamber of Trade & 
Commerce.    

Health and community facilities 

Improving levels of health and strengthening the community is an important aspect of 
regeneration in certain areas of Basildon. Improvements in these areas will go hand in 
hand with improvements in housing and living conditions that will be promoted within the 
overall BR proposals. In terms of health deprivation, parts of Fryerns lie within the worst 
20% of wards within England, and both Vange and Pitsea West wards are also poor in 
this regard. There is a need for investment in a programme to improve primary health 
care facilities and possibly also hospital facilities. In addition, certain communities are in 
need of additional community services, including community resource centres. Reference 
is contained in the housing regeneration programme to the need for new community 
facilities, for example, in the Craylands estate. An investment programme will be 
developed as part of the BR programme, in partnership with mainstream service 
providers, to develop appropriate means to improve facilities. 

Lifelong learning 

Basildon performs very poorly in certain areas in terms of educational attainment levels. A 
major part of the BR programme will therefore be to promote initiatives that will secure 
investment in schools and colleges to promote lifelong learning. The position of Fryerns 
East, Vange, and Pitsea West wards places these areas amongst the very worst areas in 
England in terms of educational participation and qualifications, especially post-16. 
Therefore, BR will place particular emphasis on initiatives to engage young people in 
learning activity at all ages but especially young adults beyond compulsory school age. It 
is envisaged that a programme of investment in schools and the new Basildon College 
will be undertaken as part of the overall investment programme.   

Transport and access 

Only 1% of employees in the Cranes Corridor use public transport. One of the major 
barriers to access to employment and other facilities in Basildon is the predominance of 
roads and the reliance placed on journeys by motorised transport. However, 23% of 
households in Basildon do not own a car or van, some 13% less than the average for 
England26. Certain areas, such as Vange, Fryerns and St Martins have even lower 
ownership levels, some 25% less than the average for England. Improvements to the 
highway network and to public transport to improve accessibility are therefore key actions 
for the BR programme to address. Appropriate actions will be considered by partners in 
the context of the Local Transport Plan.  

Protection and enhancement of the natural environment 

In addition, a concern for Basildon is to address the natural environment and in particular 
wildlife habitats. For example, developing best practice in trans-location of plant and 
animal species in order to enable much-needed development to take place successfully is 
urgently required. An Ecology Assessment and Mitigation Strategy is therefore proposed 

26 Census of Population, 2001 
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as an early priority for further consideration as part of the overall consideration of 
environmental issues.   

Pan Gateway transport and access 

Major proposals for the whole of the Thames Gateway South Essex area particularly 
affecting transport will have effects on Basildon and as party of its intelligence and policy 
development role BR will take account of the need to consider pan-Gateway projects in 
greater detail. The opportunity for internal and external advice where necessary will be 
enabled by the overall programme of actions proposed. 

5.7 Cost profile 
The proposed programme of action that will be developed and co-ordinated by BR is 
intended to encompass total expenditure of some £565m over a period of approximately 
10 years. Of this some £115m will be incurred by the public sector, which is anticipated to 
lever in some £450m from the private sector at a ratio of 1:3.9. 

The profile of the proposed expenditure is summarised in Table 5.1 below. 

Table 5.1: Cost profile 

2003/04 
£000 

2004/05 
£000 

2005/06 
£000 

2006/07 – 2012/13 
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Theme 1: Town Centres 40 0 40 1,250 0 1,250 5,250 10,500 15,750 250 29,460 29,710 6,790 39,960 46,750 

Theme 2: Strategic 
employment sites 

4,275 0 4,275 10,100 0 10,100 19,050 0 19,050 12,000 250,000 262,000 45,425 250,000 295,425 

Theme 3: Estates renewal 
& new housing programme 

12,825 10,000 22,825 7,145 10,000 17,145 9,790 10,000 19,790 33,637 127,300 160,937 63,397 157,300 220,697 

Theme 4: Regeneration 
through sport 

0 0 0 100 0 100 0 0 0 0 0 0 100 0 100 

Theme 5: Business, 
community, lifelong 
learning, transport and 
environment  

0 0 0 450 0 450 200 0 200 175 0 175 825 0 825 

SUB TOTAL (Programme) 17,140 10,000 27,140 19,045 10,000 29,045 34,290 20,500 54,790 46,062 406,760 452,822 116,537 447,260 563,797 

Development Framework 75 75 25 25 25 25 125 125 

Total 17,140 10,000 27,140 19,120 10,000 29,120 34,315 20,500 54,815 46,087 406,760 452,847 116,662 447,260 563,922 

The profile reflects expenditure information which is currently identifiable. A number of the 
aspects of the programme have yet to be established in detail, and expenditure is 
included in 2004/05 to provide for feasibility and design work to enable a more detailed 
programme and cost profile to be set out for following years. In particular Themes 4 and 
5, which will play an important role in supporting development-led activity and underpin 
the drive for equal opportunities, environmental sustainability, and social inclusion to be 
fully taken into account have yet to be fully developed and provision to enable appropriate 
plans to be prepared has been provided for in the next financial year. In addition, some 
costs associated with acquisition and infrastructure under Themes 1, 2 and 3  (for 
example public transport facilities) have not been included at this stage pending further 
investigation and discussion with the appropriate authorities.    

Some initial work on some of the proposed programme elements have already been 
made in the current financial year in particular with regard to the estates renewal 
programme and pre-development work on Gardiners Lane South, as well as the scoping 
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work for Basildon town centre renewal. In 2004/05, the programme will contain a mixture 
of further pre-development work, initial improvement activity, and land acquisition 
together expected to total some £18.95m of public funding and £10m of private sector 
funding as follows: 

 Theme 1 - Town and district centres renewal programme: masterplanning 
of Basildon town centre, Laindon, and Wickford district centres; 
commencement of Town Square renewal and preparatory work on land 
acquisition at Laindon district centre. The total proposed public expenditure in 
2004/05 will be £1.25m. 

 Theme 2 - Strategic employment sites: On-going pre-development work 
and land initial acquisition / relocations in relation to Gardiners Lane South 
and preparation of detailed proposals in relation to the Courtauld Road site. 
The total proposed public expenditure in 2004/05 will be £10.15m. 

 Theme 3 – Estates renewal and new housing programme: preparation of 
a detailed masterplan for the Craylands estate, initial environmental 
improvements to the Felmores estates and progress on land assembly in 
respect of the promotion of affordable homes under the proposals for new 
housing. The total proposed public expenditure in 2004/05 will be £7.145m 
and private expenditure is anticipated as £10m. 

 Theme 4 – Regeneration through Sports: preparation of detailed proposals 
for the overall Regeneration through Sports programme, including the 
potential for development of a range of sports venues and facilities, and for 
the relocation for existing clubs where this will assist overall regeneration 
proposals.  The total proposed public expenditure in 2004/05 for feasibility 
work will be £0.1m. 

 Theme 5 – Business, community, lifelong learning, transport and 
environment support programme: development of detailed proposals for 
each aspect of the programme through conducting feasibility work to 
establish the components that will maximise the contribution to the overall 
programme of renewal within Basildon and linkages to themes 1 – 4. 
Feasibility work will address issues relating to health, community services, 
education, highways and public transport, along with environmental and 
ecological concerns. A strategic district-wide transport study is proposed 
commencing in 2004/05. The total proposed public expenditure in 2004/05 
will be £0.45m. 

 Details of the proposed expenditures are set out in Appendix 3.  

5.8 Programme overview 
The overall proposed programme is wide and varied reflecting the range of concerns that 
Basildon faces in developing holistic solutions to the economic and social renewal of the 
district.  It is envisaged that the precise extent of the support projects will develop over 
the course of the programme, and following further detailed discussion with partner 
organisations and funding bodies. In 2004/05, the emphasis of the programme will be on 
developing appropriate strategies in each aspect of the business, community, lifelong 
learning, environment, and pan-Gateway project responses. This will enable a 
comprehensive programme to be developed reflecting the particular priorities identified. 
Other additional priorities may emerge during this process.   

The programme offers a wide range of measures in support of the further economic, 
social and environmental renewal of the town. The overall investment programme 
currently proposed particularly focuses on the elements of BR’s vision that contribute to 
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the development of a sustainable community - renewal of Basildon town centre and other 
district centres, a major on-going programme of housing estate renewal and the provision 
of new housing that will widen housing choice. This programme will be supported by 
activities to improve sports facilities within the borough, particularly those that provide a 
regional focus and offer economic benefits, as well as a range of business, community 
and educational programmes. In addition, the programme is also includes measures to 
provide environmental improvements, particularly in terms of transport and accessibility 
which remain important issues for the town as it addresses the legacy of historic land-use 
patterns as it moves towards a more integrated and inclusive economic and social future. 

It also embraces the other element of its vision - the creation of a South Essex business 
hub a critical stage of which is the creation of a new major business location at Gardiners 
Lane South. 
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6 The economic case for the programme 

6.1 Strategic fit 
The programme has emerged from an analysis of options considered following the 
agreement of the partners to the objectives set out in the Joint Statement of Intent, which 
was updated in August 2003 (see also section 4.4 above). In preparing the Joint 
Statement of Intent, and the programme, the partners considered the following relevant 
strategies and plans: 

 Basildon District Council Plan and Local Plan Key Issues Report (2001); 

 Thames Gateway South Essex Vision for the future Statement (2001) and 
Delivering the Future Statement (2002); 

 Essex and Southend-on-Sea Replacement Structure Plan 1996-2011 – Providing 
for Future Development & Transport (2001); 

 English Partnerships’ Core Objectives and Town Strategy for Basildon (2001); 

 East of England Development Agency’s Prosperity and Opportunity for All 
Regional Economic Strategy (2001); 

 The Government’s Urban White Paper (2000), and Regional Planning Guidance 
for the South East (2001); 

 Essex County Council’s Essex Approach (2002); and 

 The East of England Regional Housing Strategy 2003-06 (2003) 

6.2 Outline economic impact assessment 
The proposed programme will lead to substantial economic and social benefits to 
Basildon and the Thames Gateway South Essex area. In particular, it is anticipated that 
the programme as currently profiled will achieve: 

 170,000 sq m of new, employment related and commercial floorspace for 
retail, business, education and training, hotel, and leisure uses, principally at 
Gardiners Lane South and within the town and district centres; 

 over 8,800 gross new and safeguarded jobs in a range of occupational 
classifications; 

 nearly 3,900 net additional local jobs27 providing a real increase in 
employment opportunities for local people; 

 estimated net value added (NVA) of almost £100m per annum at current 
prices when proposals are fully operational; 

 an increase in net business turnover achieved of some £307m per annum at 
current prices when the proposals are fully implemented; 

 2,055 new homes, of which some 1,150 are expected to be affordable (rent, 
shared ownership, and key worker housing28); 

 approximately 10 ha of land rejuvenated for high quality open space use by 
the community – including the Gardiners Lane South Ecology Park; and 

27 Preliminary estimate only. 
28 Assuming that 50% of homes at Gardiners Lane South are affordable. 
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 major signature facilities provided, including a new Business and Innovation 
Centre at Gardiners Lane South, and proposals for a new Basildon College 
building, a Training and Showcase Centre at Ford Dunton, a new competition 
standard swimming pool, upgraded venues for local sports clubs, and new 
transport facilities.      

The proposals will also lead to a range of wider benefits in terms of outcomes and 
impacts that will bring long-term regenerative effects to Basildon. These are likely to 
include:   

 competitiveness – the proposals will significantly improve the potential 
competitiveness of Basildon in terms of its retail, leisure, and business offer 
compared with other areas within the region; 

 diversifying and strengthening the economic base – the proposals, in 
particular GLS, will enable Basildon to attract a wider range of businesses 
that will assist in diversifying its economic base and therefore strengthen its 
position; 

 sustainable community development – the proposals will assist in the 
process of meeting the needs of communities, particularly of those which are 
relatively deprived, and creating more sustainable patterns of living in terms 
of density, accessibility, and mix of uses;   

 regeneration catalytic effects – the proposals will tend to stimulate further 
regeneration and renewal within the wider districts; and 

 image enhancement – the proposals will lead to a significant improvement in 
the overall image of Basildon. 

6.3 Value for money assessment  
An overall value for money assessment takes into account the following factors: 

 whether the programme will be delivered at the minimum costs – its overall 
economy; 

 the extent to which the programme contributes to achieving its objectives – 
its overall effectiveness; and 

 the ratio of outputs to inputs that the programme achieves – its efficiency. 
At this stage, an initial assessment of the efficiency of the proposed programme has been 
carried out in order to demonstrate overall value for money to the public sector. Table 6.1 
below summarises the costs and outputs associated with the proposed programme, 
together with the cost per unit output ratios. It is assumed that all of the public sector 
partners are interested in the regeneration and economic development benefits. 
Therefore, funding from different sources has not been attributed to particular outputs. 
However, the public sector costs have been attributed between the two principal outputs 
(residential units and employment), based upon assumed floorspace by use. These 
attributions may be subject to variation as further details of the programme are 
developed. 

34 

65 



 

                               

 

  

 

                           

 

  Basildon Renaissance (BR) 
Commencement Business Plan for delivering a 

sustainable community and a business hub 
within Thames Gateway 

November 2003 

Table 6.1:  Costs, outputs and cost effectiveness ratios  

Criteria BR Outline proposals 

Costs £000 (current prices) 

A Total gross public sector 116,140 

B Total gross public sector 
(discounted) 

87,510 

C Public sector costs (discounted – 
attributed to residential 

47,660 

D Public sector costs (discounted) – 
attributed to employment uses 

39,850 

Outputs  

E New floorspace 
created/refurbished (sq m)  

170,000 

F New homes 2,055 

G Additional new homes 1,105 

H Gross direct jobs 8,800 

I Total net additional local jobs 
(Basildon) 

3,900 

Cost effectiveness measures 

J=B/E Total gross public sector 
(discounted) cost per floorspace 
(sq m)  

515 

K=B/H Total gross public sector cost 
(discounted) per gross direct job  

9,945 

L=B/I Total gross public sector cost 
(discounted) per total net 
additional local job 

22,440 

M=B/F Total gross public sector costs 
(discounted) per new home 

42,580 

N=B/G Total gross public sector cost 
(discounted) per additional 
residential unit 

79,195 

O=D/H Attributed total gross public sector 
cost (discounted) per gross direct 
job 

4,530 

P=D/I Attributed total gross public sector 
cost (discounted) per total net 
additional local job 

10,220 

Q=C/F Attributed total gross public sector 
costs (discounted) per residential 
unit 

23,190 

R=C/G Attributed total gross public sector 
costs (discounted) per additional 
residential unit 

43,130 

S Public sector gearing 3.9 

The ‘headline’ overall per job based on the total (discounted) public sector cost is 
approximately £10,000 per gross direct job and approximately £22,500 per total net 
additional job. The latter compares favourably with English Partnerships’ benchmark 
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where the median value is currently £27,800 per net additional job. It also compares well 
with the cost per net additional job of £21,000 reported in the recent NAO report on 
Regional Grants in England.    

When considering the cost per job against expenditure attributed to employment creation, 
the ratio further improves. The attributed public sector cost (discounted) per gross job 
created is approximately £4,530 and per net job created is estimated to be approximately 
£10,200.  This provides an attractive value-for-money ratio against currently profiled 
expenditure. It should be remembered however, as indicated above, that not all the costs 
that will be required to deliver the programme have been identified and some significant 
costs are likely to be identified in the near future in relation to acquisition and 
infrastructure activity. Therefore as the programme evolves further and more accurate 
and complete costs are obtained, it will be important to revise the impact, value for money 
and efficiency measures of the programme.    
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7 Resourcing BR 

7.1 The approach 
During the preparation of the Plan, three key principles have emerged which have 
influenced the proposed approach to the management of BR’s programme: 

(i) although not ruled out as an option for the medium-term, the creation of an 
incorporated vehicle is considered to be an inappropriate structure for the 
currency of this Plan. Partners preference was to operate through an 
accountable body – Basildon District Council – underpinned by the Statement 
of Intent and by the support of partners on specific projects and in the 
specific roles as set out in section 4.3 above; 

(ii) that the programme of activity would be undertaken through a number of 
specific arrangements to be agreed by BR but which reflect the needs of the 
proposed regeneration project and the skills or resources drawn from 
particular partners; and 

(iii) that there is a need for a small executive team that promotes and drives the 
programme of activities as set out in section 5 above, co-ordinates the input 
of partners, undertakes the financial management of projects and the 
programme, reports on progress to the meetings of partners, takes a lead in 
the communication of the plans and the programme to the community and 
that undertakes a number of smaller scale projects that contribute to the 
vision and which are cost effective to be implemented by the team29. It also 
needs to help BR keep abreast of the both the markets, strategies and 
policies that affect Basildon and of the business plans of local employers and 
potential future employers in the district. The emphasis of the role of the team 
is to coordinate the partnership and strategic vision, but to also provide 
technical support to individual project managers as well as to the partnership. 
This will focus the team on delivery, within an agreed project programme to 
clear objectives and targets. It also ensures a project performance 
management approach.  

7.2 The proposed team
The roles envisaged are as follows: 

Post Role 
Director The key link with partners and the lead 

management responsibility for the executive 
team. This is a part-time role to be performed 
by the relevant Executive Director of Basildon 
District Council, which also takes responsibility 
for accounting to the partnership for 
expenditure and the budget. 

Strategic Development Co-ordinator Team leader and the main co-ordinator of 
activities across the proposed programme. This 
role will be the main contact for each of the 
projects and will take lead role in the delivery of 
the major planned regeneration projects. It will 
develop and maintain effective working 

29 Such as localised removal of dereliction, small feasibility studies and/or contributions to community initiatives 
or projects. 
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relationships with all partners and provide 
advice and support to the Council, including its 
Regeneration and Planning services in a 
manner that leads to the coordination of the 
Council’s input to BR’s activities. The role has 
responsibility for reporting on progress of each 
of the programmed activities, for the 
development of marketing and consultation 
strategies and for the maintenance of 
awareness about trends and policies affecting 
Basildon and South Essex. The role will also 
oversee the development of bids and project 
financial monitoring. 

Performance manager Assisting the Strategic Development Co-
ordinator with programme management, 
including the lead role in bidding for resources 
from partners and in project financial control 
and reporting. The role will also provide support 
to project managers and will take a lead 
responsibility for performance monitoring, 
budget management and time management. 

Consultation Manager Assisting the Strategic Development 
Coordinator with all aspects of community 
engagement and consultation. The role will also 
embrace the monitoring and dissemination of 
best practice in consultation and the 
coordination of all consultation activity including 
liaison with partners on their consultation and 
PR activities. 

Planner This role will be fulfilled through the 
secondment of three senior planning managers 
from Basildon District Council to the specific 
projects proposed. All three planning managers 
have a high level of delegated powers and 
existing knowledge of the projects. In view of 
the time commitment expected by BR, 
recruitment of additional planning staff will be 
needed to replace the ‘seconded’ time. 

Technical and support officer Assisting the Director and the Strategic 
Development Co-ordinator with keeping 
abreast of the economic, market and policy 
intelligence of relevance to the successful 
implementation of the programme. This will 
involve the tracking of relevant national, 
regional and local research and developments 
that affect Basildon and BR but also for 
identifying trends that may have an impact on 
the ability of BR to achieve its vision. The role 
will also act as a general support to the team. 

7.3 The 2004/5 central revenue budget and proposed partner 
contributions 
The 2004/5 budget for the executive team and its related costs is as follows: 
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2004/5 
£000 

2005/6
£000 

2006/7
£000 

Total 
£000 

Salaries 245 253 265 763 
Supplies & services 85 88 92 265 
Office accommodation and overhead contribution 45 47 48 140 
Research and market intelligence  50 55 60 165 
Small intervention projects to achieve the vision 75 87 100 262 
Total 500 530 565 1595 

The proposed partner contributions are: 

2004/5 
£000 

2005/6
£000 

2006/7 
£000 

Total 
£000 

Basildon District Council 50 55 60 165 
EEDA 50 55 60 165 
English Partnerships 50 55 60 165 
The Housing Corporation 50 55 60 165 
Thames Gateway South Essex 50 55 60 165 
The Office of the Deputy Prime Minister 250 255 265 770 
Total 500 530 565 1,595 

A quarterly account of expenditure against each of the expenditure heads would be 
presented to the partnership through the Director.  

BR’s business plan for each year should address the capacity of the resource needed to 
secure the effective implementation of the programmes. During the ongoing planning 
process, this budget should be reviewed. 
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8 The way forward 

8.1 Establishing the executive team 
The necessary job descriptions and person specifications will be prepared and circulated 
to partners for comment – these will be in support of the existing job description and 
person specification for the Strategic Development Co-ordinator. Subject to amendments 
for these comments, job advertisements will be placed in suitable Essex and national 
media. The aim is to have a full team established by April 2004.  

8.2 Appraisal and approval processes 

Project applications will be made to the relevant partner and the appraisal will follow the 
relevant guidance for the partner funding. The purpose of appraisal is to provide a 
rigorous and thorough assessment of whether a proposed regeneration project is feasible 
and worthwhile (better than the alternatives), what impact is envisaged and the 
identification of the beneficiaries of the projects.  

BR will need to ensure that through its executive team it develops full support for the 
appraisal and approval process including: 

 a full analysis of project cost and the timing of that cost; 
 the delivery arrangements; 
 assistance to the appraiser in determining the value for money in line with Green 

Book and the 3Rs principles30; and 
 support to the funder throughout the appraisal process in the provision of project 

information. 

8.3 Monitoring and evaluation 

Having set out its regeneration Strategy and the outcomes required it is important that BR 
checks on the progress it is making towards these outcomes. One way of checking 
progress towards final outcomes is to fix and agree outputs and milestones. It is important 
that BR establishes an appropriate framework for the on going monitoring and evaluation 
of its regeneration programme in order to ensure that it: 

 remains relevant; 
 continues to achieve the partners’ objectives and desired final outcomes; and  
 offers good value for money 

Tracking outputs and assessing outcomes will together provide a powerful management 
information tool. It should produce information which will tell the community, partners and 
ministers how the programme is doing allowing them to assess its effectiveness in the 
delivery of the Sustainable Communities Plan. It will also inform partners about good 
practice, helping to inform future programmes about what works.  

BR will be expected to monitor progress of both individual projects and the whole 
programme to ensure that it is delivering the agreed long-term outcomes, and that public 
money is being used properly. It should be a continuous activity throughout the life of the 
programme. It involves setting the baseline for the projects and the programme, checking 

30 The Green Book – Appraisal and Evaluation in Central Government: HM Treasury and ODPM’s guidance – 
Assessing the Impacts of Spatial Interventions – Regeneration Renewal and Regional Development. 
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its expenditure, securing agreed outputs and tracking towards project milestones. Put 
another way, it is a comparison of what actually happened against what was agreed in 
the project appraisal.  

An annual report to the partnership should be prepared on progress against individual 
project appraisals and the agreed delivery plan, on the robustness and effectiveness of 
the partnership’s structures and systems and compliance with other conditions of funding 
should be included.  Successes can be highlighted along with key problems encountered. 
The report should be a good ‘stocktake’ of how the programme is performing.  

As part of this process, baseline information on the state of the District and its key 
economic statistics should be developed. This can include a residents’ survey. An 
evaluation can then consider the progress of the programme in improving the District 
against the baseline measures. Evaluation of this sort differs from monitoring in that it 
looks critically at what has been achieved as a result of the programme and also why 
things went well or badly. Evaluations would normally be carried out by specialist firms 
and the results included in the annual review at the end of the relevant year – based on 
other regeneration programmes, an interim evaluation covering every three or four years 
would be appropriate.  

8.4 Marketing, communications and community engagement plan 

Once the executive team is appointed it will be appropriate to prepare a plan for 
marketing and communications. This should include: 

 an analysis of audiences and potential audiences; 
 the proposed PR campaign; 
 the development of a web site; 
 the development of presentation materials; and 
 newsletters and their circulation. 

In addition, it is important that the local communities throughout the District have an 
involvement in the re-shaping of Basildon in line with BR’s vision. Community involvement 
can range from the provision of information to resident or interest groups to a full 
involvement of communities in the design, implementation and ongoing management of 
the area or project. It is proposed that the Business Plan to be developed during 2004/5 
should include a plan for community engagement for consideration and approval by the 
partnership and, if possible, by those members of the community that become engaged. 

It is proposed that the development of a Community Engagement Plan should consider 
the approach to engagement of groups throughout the District in a manner that is co-
ordinated with the Local Strategic Partnership (LSP) which should be developed with the 
LSP and include plans for: 

 public meetings; 
 identifying the relevant community groups and proposed methods of 

engagement; and 
 educational initiatives including links with schools and use of BR materials as 

educational resources. 

The planning process should identify the resources that should be applied to this element 
of BR’s activities. For 2004/5, it is expected that any resource requirements can be 
secured from one of the partners or that a call can be made on the research and market 
intelligence budget included in section 7.3 above. The resources for 2005/6 will need to 
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be determined in the light of the detailed plans drawn up for this important aspect of BR’s 
activities.   
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Conclusions 
This Plan has been compiled in order to secure the endorsement of the partners in BR to 
the proposed programme of interventions in order to remedy the key constraints that face 
Basildon and its economic, social and physical renewal. At this stage of the development 
of the programme, its impacts, value for money and efficiency ratios indicate good value 
for money for the anticipated public funding. As further refinements and costs are 
assessed in developing the programme elements in due course, this preliminary 
assessment will need to be reconsidered. 

In order to manage the programme and assist the partners in BR achieve their vision, it is 
also necessary for the partners to commit resources to an executive team. The Plan sets 
out a proposal for a team for this purpose along with some modest ancillary support 
costs. Once established, it is intended that the team will prepare operational plans 
annually for partner approval to assist all in managing their financial and resource inputs 
into Basildon’s renaissance. 

Having considered in full the options, the proposal is for BR to remain an unincorporated 
entity operating through a ‘Board’ of partner representatives - which will be the guardian 
of the vision and strategy - and through Basildon District Council as its accountable body, 
with particular responsibility for hosting the proposed team. The key advantage of this 
structure is its simplicity and flexibility. It does not preclude the establishment of a variety 
of arrangements to deliver specific projects and initiatives in line with the vision. 
Moreover, it does not preclude the incorporation of the partnership at a later stage should 
circumstances alter. 

The focus of BR as represented in this Plan is twofold: to create sustainable communities 
in Basildon District with a higher quality of life for all and, at the same time, to put in place 
the measures that will establish Basildon as the business hub within Thames Gateway. 
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APPENDIX 1 

Major employers in Basildon 

Employer Sector Approximate 
employees31 

Fords Advanced manufacturing 
and engineering 

5,000 

Visteon Advanced manufacturing 
and engineering 

1,000 

First Data Europe Financial  2,500 
BAe Advanced manufacturing 

and engineering 
400 

Basildon District Council Public Services 1,400 
Basildon University Hospital Public Services 1,500 
Case New Holland Advanced manufacturing 

and engineering 
3,000 

IFDS Financial 800 
Waymade Distribution 600 

31 Estimate from Basildon District Council 
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APPENDIX 2 

Delivery vehicles in Regeneration – the options available to BR 

1. Introduction 

There is an increasing need for organisations to join together to deliver government and 
local policy. As set out below, there are many options for delivery vehicles 
This overview sets the scene for Basildon’s consideration of the most appropriate 
structure for BR by: 

� summarising the options available and which are in use in the field of regeneration; 
� considering some of the ‘do’s and don’ts’ 
� simplifying some of the complex issues involved 

2. Partnerships delivering Government policy 

The government is committed to finding the most appropriate means of meeting all of its 
policy objectives. Partnerships can be established which involve shared public sector 
agency objectives across departmental boundaries or with the private sector in order to 
deliver increased investment in improved service productivity. In both public / public and 
public / private partnerships, funding of partnership ventures is almost always tied to 
achievement of milestones 

But partnerships are not a panacea and it is important that they are not seen as a 
formulaic approach – a new dogma – they should be used where they add value. 

Partnerships should be:32 

�Appropriate: reflecting the circumstances in which they are to 
be implemented and the objectives which they are 
intended to serve 

�Imaginative: creating new ways of working and learning by 
doing is key particularly where there is no existing 
best practice. 

�Holistic: Effective partnerships occur where there is 
synergy, not just between the public and private 
sectors, but where different government activities 
are combined and delivered effectively.  In practice 
this means a holistic approach, joined up thinking, 
reflecting the needs of customers, potential 
partners and providers, as well as joined up 
government rather than the narrow defence of 
departmental territory. 

3. The influence of funding and accountable bodies 

The form of regeneration funding often influences the form of delivery vehicle. The legal 
entity is often referred to as the ‘accountable body’ and it takes responsibility for the 
receipt and use of public funds. 

32 
1  Public Private Partnerships: The Government’s Approach (2000) 
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The accountable body needs: 

� to establish effective appraisal, approval and monitoring systems 
� to put in place sound financial management systems to ensure regularity, propriety and 

value for money in handling public funds 
� to apply the appropriate conditions of grant funding 
� to provide regular reports on progress with targets/milestones 
� watch for any financial irregularities 
� to submit accounts 

In regeneration, the above requirements often lead to the use of public bodies (e.g. local 
authorities) to act as the partnership vehicle with a Steering Group, “Board” or Committee 
to oversee the delivery of project or scheme objectives.  The public body enters into 
contracts, employs staff and acts as the accountable body. This mechanism offers 
flexibility to form specific delivery arrangements for projects – either development 
agreements or even special purpose vehicles (SPVs) in the form of limited companies. 
Accountable bodies can also provide continuity, stability and audit trails for short life 
regeneration projects. 

4. Unincorporated options 

Assuming an accountable body can be established as set out in 3 above, regeneration 
partnerships can be established as “Boards” with their own branded identity to deliver a 
project. 

Examples of unincorporated vehicles include: 

� many SRBs 
� employment action zones 
� Fusion 21 – a new labour market intervention in housing/construction in Merseyside  
� enterprise hubs (South East) 
� New Deal for Communities projects 

From a review of unincorporated vehicles, the important issues to ensure success 
include: 

� an independent chair 
� an experienced Chief Executive or “leader” 
� clarity of objectives 
� the early completion of forward strategy 
� the establishment of clear operating arrangements with accountable body 

Also, use can often be made of development agreements – effectively creating a joint 
venture between the public sector funder and the identified delivery organisation (public 
or private) 
Use of development agreement avoids creating new vehicles but joint venture partners 
and projects need to be appraised and monitored with as much care under 
unincorporated arrangements as with incorporated options. 

Examples of use of development agreements include grant funded physical 
developments through private sector developers – e.g. North Manchester Business Park. 

5. Why/when to use incorporated options 

A company, or an incorporated vehicle, is defined as: 
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A formal, legally enforceable structure for sharing risks and regards with other bodies and 
individuals which has a separate legal identity from the public sector agency involved in 
the regeneration project and which has its own Memorandum and Articles of Association. 
It covers non-profit and profit making entities. 

A number of considerations arise in determining whether the incorporated option is 
appropriate. Moreover, some principles have been established by HMT in the context of 
the Private Finance Initiative (PFI): 

� the involvement of the public sector in corporate vehicles needs clearances – see 6 
below; 

� there is an increasing presumption against the use of corporate vehicles – to avoid 
thousands of them being formed across the UK within the public sector; 

� corporate structures should not be used if the objectives can be achieved with the 
same degree of efficiency by the public sector body acting in its own right; 

� if the private sector is to share in the rewards of a project supported by a public sector 
body, then the private sector should take a real and appropriate share of the risks; 

� no new corporate vehicle should be able to operate in a manner that is inconsistent 
with the public sector body’s powers, aims and objectives, its financial memorandum 
or guidance issued by the relevant Secretary of State; 

� the public sector body will need to understand its precise obligations and liabilities;   
� there is a presumption in favour of time limited involvement by the public sector and a 

clear exit strategy (typically five to seven years); and  
� a company limited by guarantee is more readily accepted by Dti, since it normally 

avoids private sector benefit and does not have to deal with the issue and transfer of 
shares. 

The following are the main arguments put forward as best practice in establishing a case 
for a new corporate vehicle33: 

� Private Sector Input: Attracting more private sector input – ideas, expertise and 
resources – than would be possible in the absence of a corporate structure and/or the 
creation of a more appropriate allocation of risk, based upon project contributions. 

� Sustainability: The creation of a long term, sustainable vehicle for the management of 
a project or area that maximises outside participation, particularly by the community, 
fosters local identity and minimises day by day public sector involvement without 
relinquishing project control; 

� Exit strategies: A vehicle that will allow the public sector body an exit route from a 
long and complex project or area regeneration strategy to be clear at the outset 
without causing uncertainty or additional cost. 

� Cost effectiveness: A vehicle that can preserve certain financial advantages, such as 
favourable tax arrangements or charitable status, or make more cost effective use of 
its resources in other ways. 

� Strategic framework: A vehicle that can encompass a wide range of bodies in a 
lasting fashion to achieve a common goal, within a clear framework provided by the 
relevant regional strategy and/or the Local Strategic Partnership. A good example of 
this would be an area-based regeneration strategy. 

� Limited liability: Corporate structures may occasionally be the right vehicle to protect 
the public sector body from the failure of some high risk projects, thereby limiting the 
exposure of the public sector when acting with the private sector in an uncertain 
market. 

� Minimal public finance: The public sector should always seek to achieve its objectives 
with the minimum public sector investment.  A corporate structure can sometimes 

33 English Partnerships and the creation of new corporate structures; Best Practice Note No: 36; March 1998 

47 

78 



 

                               

 

  

 

 

 
 

 

 
 

 
 

 

 

 

 

 

 

 

 
  

 

  
  

 

 
 
 
 
  
 

 
 

  Basildon Renaissance (BR) 
Commencement Business Plan for delivering a 

sustainable community and a business hub 
within Thames Gateway 

November 2003 

help to achieve this aim by gearing in more private sector investment and risk sharing 
than would otherwise be achievable. 

6. Regulatory issues for RDAs and local authorities 

Involvement by RDAs and local authorities in corporate vehicles need to have regard to 
the following: 

RDAs 

In order for a Regional Development Agency to take an interest in a corporate vehicle, the 
consent of Dti is required under Section 5(2)(c) RDA Act 1998.  
Information required by Dti to consider a case includes: 

� the type of company and justification for this approach 
� the proposed administrative and financial structure of the company 
� membership of the company and proposed board members  
� funding plans 
� financial implications for the RDA 
� exit strategy 
� memorandum and Articles of Association  

Local Authorities 

� Part V of Local Government and Housing Act 1989 and Local Authorities (Companies) 
Order 1995 set out the circumstances which would lead to a company being one 
which is treated as “controlled” by a local authority. 

� They also describes the circumstances which would lead to a company being one 
which is “influenced” by the local authority. 

� Influence depends on voting position and business relationship test (> 50% of 
turnover of company) and location test (on local authority land). 

� A company will be regulated if controlled or influenced. 

7. State Aid 

 Article 92(1) of the Treaty of Rome states that:  

“Save as otherwise provided in this Treaty, any aid granted by a Member State of 
through state resources in any form whatsoever which distorts or threatens to distort 
competition by favouring certain undertakings or the production of certain goods shall, in 
so far as it effects trade between the Member States, be incompatible with the common 
market.” 

There are four so-called ‘compatibility’ tests: 

- a transfer of public resources is involved  
- an economic advantage is conferred or selectivity is applied  
- there is competition distortion 
- there is distortion of trade between member states 

The compatibility tests are applied cumulatively but if not met, aid needs to be covered by 
de minimis provision or specific exemptions (eg Regional Aid) to be legal. Member states 
are required to notify the Commission in advance of any aid not forming part of 
exemptions. 
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8. Urban Regeneration Companies (URCs)  

Experience to date of URCs has largely involved the use of companies limited by 
guarantee with the following features: 

� their principal focus has been physical regeneration; 
� core members are local authorities and RDAs (plus EP for a number); 
� they are normally focussed on Regional Strategy priorities – therefore there should be 

a limited number around the country; 
� there is no specifically identified special funding; 
� the key aim is to promote an area for private sector investment, therefore have created 

brand identities; and 
� strong leadership and credible local individuals (a ‘top team’) are seen as crucial to 

attract  investment. 

9. Development Trusts 

This form of company limited by guarantee is often used by voluntary or social groups in 
a local area involved in neighbourhood renewal or specific regeneration projects: Key 
features are that they are: 

� they are always not for profit organisations; 
� they tend to be established to offer long-term sustainability in a location or on a project 

or scheme; 
� they are almost always community based and community accountable 
� they can draw support and involvement from a wide range of interests – community, 

voluntary, private and public 
� they can provide a means by which short-term funding (such as SRB) can be used to 

create a more sustainable and long-term regeneration programme for the community it 
serves. 

10. Limited liability partnerships 

These were introduced by the Limited Liability Partnership Act 2000. They allow the 
combined benefit of limited liability for its members but with the greater flexibility and tax 
benefits of a partnership structure. 

Features include: 

�no Memorandum and Articles of Association 
�need for a Member’s Agreement 
�can hold property and other assets 
�need to file accounts at Companies House 
�members of a LLP are agents of it and have the power to bind it 
�has no share capital 
�must be created at Companies House 

A prime example of the use of LLPs in the regeneration field is English Cities Fund  -
which has EP, AMEC and a financial institution as members). 
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11. Charities and other vehicles 

Charities 

� charities offer substantial taxation advantages  
� they can be in the form of a company limited by guarantee 
� a charitable structure has a number of constraints including strict adherence to 

charitable objects 
� the 1999 Charity Commission Guidelines “RR2 Promotion of Urban and Rural 

Regeneration” now provides for objects such as relief of poverty and unemployment, 
which are of relevance to regeneration. 

Other vehicles – not generally used in the regeneration field are: 

� Friendly Society 
� Limited partnership 
� General partnership 
� Industrial and Provident Society 

12. Summary 

� The government is increasingly flexible on how to deliver its policy objectives and 
welcomes partnership approaches. 

� The vehicle selected should demonstrate added value. 
� Simplicity and efficiency is key. 
� Often an informal structure around an accountable body is appropriate. 
� Usually, if an incorporated vehicle is needed, a company limited by guarantee is the 

most attractive option in the field of regeneration. 
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APPENDIX 3 

Basildon Renaissance  

Summary 

Description: Town and district centre renewal, Strategic employment sites, Estates renewal & new housing programme, Regeneration through sport, and business, community, lifelong learning, and environmental 
support programme. 

Key objectives: Skills, Learning & employment: To meet the needs of skills, learning & employment; Transport & infrastructure: To meet transport & infrastructure needs; Investment and development: To secure 
major redevelopment within town and district centres through creating site development and investment opportunities; A better environment: To create a better environment; Health and Community: To 
improve health and community development; Marketing and communications: To improve the image of Basildon; 

Theme 2003/04 £000 2004/05 £000 2005/06 £000 2006/07 - 2012/13 £000 TOTAL £000 

Public Private Total Public Private Total Public Private Total Public Private Total Public Private Total 

1 Town and district 
centres renewal  

40 0 40 1,250 0 1,250 5,250 10,500 15,750 250 29,460 29,710 6,790 39,960 46,750 

2 Strategic 
employment sites 

4,275 0 4,275 10,100 0 10,100 19,050 0 19,050 12,000 250,000 262,000 45,425 250,000 295,425 

3 Estates renewal & new 
housing programme  

12,825 10,000 22,825 7,145 10,000 17,145 9,790 10,000 19,790 33,637 127,300 160,937 63,397 157,300 220,697 

4 Regeneration 
through sport 

0 0 0 100 0 100 0 0 0 0 0 0 100 0 100 

5 Business, community, 
lifelong learning, transport 
and the environment  

0 0 0 450 0 450 200 0 200 175 0 175 825 0 825 

TOTAL 17,140 10,000 27,140 19,045 10,000 29,045 34,290 20,500 54,790 46,062 406,760 452,822 116,537 447,260 563,797 
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APPENDIX 3 

Basildon Renaissance 

Theme 1: Town and District Centres Renewal Programme 

Description: A major programme of revitalising and renewing Basildon Town Centre and other important district centres. Basildon under-performs because of physical constraints and in other centres there are serious issues of obsolescence, vacancy, and environmental decay. There is a need to 
address issues relating to the proper physical, land-use, and transport planning of the area in order that the economic health and vitality of the centres can be maintained and improved.  

Key objectives: Skills, Learning & employment: To support the growth of employment opportunities in Basildon; Transport & infrastructure: To enable improved accessibility to Basildon town centre facilities and to other centres; Investment and development: To enable development and investment 
opportunities to be realised in order to secure revitalisation of Basildon and other centres; A better environment: To create a high quality environment and sustainable urban environment; Health & community: To support improvements in health and community development; Marketing 
and communications: To improve the profile and image of Basildon and other district centres. 

Area Project Description 2003/04 £000 2004/05 £000 2005/06 £000 2006/07 -  2012/13 £000 TOTAL £000 

Public Private Total Public Private Total Public Private Total Public Private Total Public Private Total 

Basildon 
Scoping Study & Masterplan 

Initial scoping study (DTZ Pieda) 
and preparation of detailed 
masterplan. 

40 40 300 300 

0 

0 340 0 340 

Land assembly 
Acquisition and assembly of a 
major development site to 
strengthen town centre facilities 

0 0 5,000  5,000  0 5,000 0 5,000 

New retail / leisure development 

Provision of new mixed-use 
commercial and leisure space 
(potentially including a new 
College) 

0 0 

0 

26,760 26,760 0 26,760 26,760 

Public transport facilities 

Improved rail and bus links, 
including the potential for 
significant upgrading of Basildon 
Station 

Town Square renewal 
Construction of a new retail 
Pavilion and associated civic 
space improvements 

0 500 500 

0 

0 500 0 500 

Improved pedestrian access via 
lift & stairs to High Pavement & 
Northgate House 

0 

200 200 500 500 0 200 500 700 

Laindon Masterplan Preparation of detailed 
masterplan 0 100 100 

0 

0 100 0 100 

Land assembly 
Land assembly for subsequent 
re-development by development 
partner. 

0 

50 50 10,000 10,000 0 50 10,000 10,050 

Retail centre redevelopment 
Redevelopment of Laindon 
district centre for mixed-use 
purposes 

0 0 

0 

2,700 2,700 0 2,700 2,700 

Wickford Masterplan Preparation of detailed 
masterplan 0 100 100 

0 

0 100 0 100 

Town centre environmental & 
infrastructure improvements 

Land acquisition and assembly 
to create development 
opportunities 

0 0 

0 

0 0 0 0 

Provision of improved public 
transport facilities 0 0 

0 

0 0 0 0 
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APPENDIX 3 

A package of environmental 
improvements to the district 
centre 

0 

0 

250 250 250 250 500 0 500 

Pitsea Creation of new major transport hub New railway station and 
associated interchange facilities 0 0 

0 

0 0 0 0 

TOTAL 40 0 40 1,250 0 1,250 5,250 10,500 15,750 250 29,460 29,710 6,790 39,960 46,750 
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APPENDIX 3 

Basildon Renaissance  

Theme 2: Strategic Employment Sites 

Description: Creation of the GLS scheme as a flagship major centre for business and employment within Basildon to fulfill the expectations to create a business hub as part of the Thames Gateway South Essex 
proposals, and other strategic sites. The GLS scheme will accommodate over 110,000 sq m of mixed used business floorspace, a hotel and ancillary retail, food and other facilities, and a Business & 
Innovation Centre, together with some 400 housing units, set within a high quality sustainable environment featuring an 8ha Ecology Park. Other strategic sites will contribute to overall business 
accommodation in Basildon. 

Key objectives: Skills, Learning & employment: To provide a means to link skills and learning with new employment opportunities through a Business & Innovation Support Centre; Transport & infrastructure: to provide 
high quality road and public transport access to Gardiners Lane South so assisting with access to new job and employment opportunities; Investment and development: To enable the creation of a major 
new focus for business and employment within Basildon and a hub for the TGSE area; A better environment: To create a high quality and sustainable business environment; Health & community: To 
support improvements in health and community development; Marketing and communications: To improve the profile and image of Basildon as a hub for business and employment within the TGSE area.  

Area Activity Description 2003/04 £0000 2004/05 £000 2005/06 £000 2006/07 - 2012/13 £000 TOTAL 

Public Private Total  Public Private Total  Public Private Total  Public Private Total  Public Private Total  

Gardiners Lane 
South 

Development Framework Preparation of Supplementary 
Planning Guidance, 
Environmental Statement, 
and Green Travel Plan. 

100 100 100 100 50 50 0 250 0 250 

Land assembly & 
relocations 

Preparation of a Relocation 
Strategy and consequential 
land acquisitions / relocations 

4,050 4,050 10,000 10,000 9,000 

9,000 

0 23,050 0 23,050 

Business & Innovation 
Centre 

Business Plan and creation of 
the Business Support Centre 

50 50 0 0 5,000 5,000 2,000 2,000 7,050 0 7,050 

Strategic infrastructure Provision of a new junction 
from/to the A127 to enable 
strategic vehicular access. 

75 75 0 0 5,000 5,000 10,000 10,000 15,075 0 15,075 

Gardiners Lane South 
development 

Development of business, 
housing and POS scheme  

0 

0 

0 250,000 250,000 0 250,000 250,000 

Courtauld Road Site preparation and Redevelopment for waste 0 

0 

0 0 0 0 0 
development  management plant relocation 

of the Basildon Rifle & Pistol 
Club, and wash lands. 

TOTAL 4,275 0 4,275 10,100 0 10,100 19,050 0 19,050 12,000 250,000 262,000 45,425 250,000 295,425 
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APPENDIX 3 

Basildon Renaissance  

Theme 3: Estates Renewal and New Housing Programme 

Description: Continuation of the major programme of improvements to existing social housing, including refurbishment of retained stock, and associated provision of social facilities and environmental enhancement of 
four key estates, together with a programme of new build to create new housing for sale, rented and shared ownership accommodation, at higher, more sustainable, densities. Accommodation will provide 
affordable housing and meet needs of key workers.  

Key objectives: Skills, Learning & Employment: To support skills, learning and employment; Transport & infrastructure: To improve local accessibility; Investment and development: To provide opportunities for new 
housing (including affordable housing) that will support community development and economic growth in Basildon; A better environment: To substantially improve the environment of a number of 
residential estates so as to improve quality of life for residents; Health & community: To support community development and quality of life issues for residents in four estates; Marketing and 
communications: To improve the profile and image of Basildon as a place to live. 

Area Activity Description 2003/04 £000 2004/05 £000 2005/06 £000 2006/07 - 2012/13 £000 TOTAL £000 

Public Private Total  Public Private Total  Public Private Total  Public Private Total  Public Private Total 

Craylands Masterplan Preparation of detailed 
masterplan. 

100 100 

0 

0 0 100 0 100 

Demolitions Demolition of 
unsatisfactory maisonette 
blocks and other units. 

New build  Development of new 
homes for sale, rent, and 
shared ownership 

New Community Centre Development of new 
community centre to 
include retail, health, and 
community facilities 

Estate environmental 
improvements 

Retained open space 
improvements to lighting, 
security, pathways, and 
boundary treatments. 

Sub Total: Demolitions, new build, community centre, 
and environmental improvements 

6,705 6,705 0 0 1,430 1,430 10,840 84,000 94,840 18,975 84,000 102,975 

Felmores Masterplan Preparation of detailed 
masterplan. 

0 

50 50 0 0 50 0 50 

Demolitions Demolition of 
unsatisfactory dwellings. 

New build  Development of new 
homes for sale, rent, and 
shared ownership 
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APPENDIX 3 

Sub Total: Demolitions and new build. 0 0 0 

0 

0 0 22,557 42,000 64,557 22,557 42,000 64,557 

Five Links 

Estate environmental Improvements to lighting, 

0 

1,095 1,095 1,000 1,000 
improvements shop security, building 

envelopes, boundary 
treatments, street 
furniture, and general 
landscaping. 

Masterplan Preparation of detailed 20 20 

0 

0 
masterplan. 

0 2,095 0 2,095 

0 20 0 20 

Selective demolitions Demolition of 
unsatisfactory flatted 
blocks. 

New build  Development of new flats 
for sale, rent, and shared 
ownership 

Sub Total: Demolitions and new build. 0 

0 

960 960 240 

Estate environmental Improvements to lighting, 1,000 1,000 1,000 1,000 1,400 1,400 
improvements community safety, 

boundary treatments, 
refuse facilities, garage 
blocks, 
walkways/staircases, and 
infill extensions. 

1,300 1,540 1,200 1,300 2,500 

0 3,400 0 3,400 

New housing 
\ 

Land assembly to meet the Land assembly 5,000 5,000 5,000 5,000 5,000 5,000 
Essex & Southend-on-Sea 
Replacement Structure Plan 
housing allocation targets to 
2021 

0 15,000 0 15,000 

Affordable homes Creation of new affordable 10,000 10,000  10,000 10,000  10,000 10,000 
investment programme homes 

0 0 30,000 30,000 

TOTAL 12,825 10,000 22,825 7,145 10,000 17,145 9,790 10,000 19,790 33,637 127,300 160,937 63,397 157,300 220,697 
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APPENDIX 3 

Basildon Renaissance 

Theme 4: Regeneration through Sports 

Description: Supporting overall economic development and enhancing the image of Basildon through encouraging facilities that will develop active participation in a range of 
sporting activities, including gymnastics, athletics, swimming, football, rugby union, and gun sports.  The programme is also designed to support the London 
2012 Olympics and Paralympics bid. 

Key Skills, Learning & employment: To increase the level of participative activity in a range of sports in Basildon; Transport & infrastructure: xx; Investment 
objectives: and development: To provide opportunities for supporting the overall economic development of Basildon through a range of complementary improvements to 

sporting facilities; A better environment: To improve the amenities provided by sports facilities within the borough;  Health & community: To support healthy 
living and community development; Marketing and communications: To improve the profile and image of Basildon as a place to enjoy leisure opportunities.   

Area 

Regeneration Development of a To potentially 
through sport range of sports include South Essex 

venues and facilities Gymnastics Club, 
Basildon Athletics 
Stadium, and 
Billericay Town FC; 
also potential 
provision of a new 
competition 
standard swimming 
pool.  

Relocation and Relocation of 
development of existing clubs at 
existing clubs Gardiners Lane 

South to potentially 
include Basildon 
United FC, Basildon 
RUFC, and Basildon 
Rifle & Pistol Club.  

Activity Description 2003/04 £000 2004/05 £000 2005/06 £000 2006/07  - 2012/13 
£000 

TOTAL £000 

Public Private Total Public Private Total Public Private Total Public Private Total Public Private Total 

0

50 50 0 0 50 0 50 

0

50 50 0 0 50 0 50 

TOTAL 0 0 0 100 0 100 0 0 0 0 0 0 100 0 100 
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APPENDIX 3 

Basildon Renaissance  

Theme 5: Business, community, lifelong learning, transport and environment support programmes 

Description: A programme of key complementary investments to support overall economic development in Basildon through business support, community development, lifelong learning, and environmental renewal. 

Key objectives: Skills, Learning & employment: To enhance the borough's strengths in automotive sector research and development at Ford Dunton, and to address issues of poor educational attainment; Transport & 
infrastructure: To improve accessibility within the borough in terms of public transport, cycle, and pedestrian travel; Investment and development: To assist in securing additional investment; A better 
environment: To create a high quality, sustainable, urban environment; Health & community: To develop improved health care provision and community resource facilities; Marketing and communications: To 
improve the profile and image of Basildon.   

Area Project 
Description 

2004/05 £000 2005/06 £000 2006/07  - 2012/13 £000 TOTAL £000 

Public Private Total  Public Private Total  Public Private Total  Public Private Total  

Business support Ford Dunton and New education and training facility at Dunton 50 50 0 0 50 0 50 
programme Showcase Centre 

Community Health and community Investment programme in primary health care 50 50 0 0 50 0 50 
regeneration services and hospitals, and in community services 

(including community resource centres). 

Lifelong learning Schools and colleges Investment programme in facilities for schools 0 75 75 0 0 75 0 75 
and repositioning of a new Thurrock and 
Basildon College 

Transport & 
Environment 

Highways and public 
transport 

Investment programme 0 50 50 0 0 50 0 50 

 District-wide Integrated transport study 150 150 150 150 100 100 400 400 
Transportation Strategy 

 Ecology Assessment Preparation of a district-wide Ecology 0 50 50 0 0 50 0 50 
and Mitigation Strategy Assessment and Mitigation Strategy to 

address sites and habitats 

Pan-Gateway Strategic Framework Preparation of frameworks to enable strategic 0 25 25 50 50 75 75 150 0 150 
Projects consideration of the benefits and impacts of 

programmes such as rail, road, and bridge 
crossings on Basildon 

TOTAL 0 0 0 450 0 450 200 0 200 175 0 175 825 0 825 
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APPENDIX 4 
Basildon Renaissance 

Summary; Funding sources, delivery arrangements, 
and programme benefits 

Description: Town and district centres renewal; Strategic employment sites; Estates renewal & new housing programme; Regeneration through sport; business, community, lifelong learning, and environmental support programme. 

Key objectives: Skills, Learning & employment: To meet the needs of skills, learning & employment; Transport & infrastructure: To meet transport & infrastructure needs; Investment and development: To secure major redevelopment within town and district 
centres through creating site development and investment opportunities; A better environment: To create a better environment; Health and Community: To improve health and community development; Marketing and communications: To 
improve the image of Basildon; 

Theme Funding source £000 Delivery arrangements Outputs Outcomes Impacts Linked Projects 

EP EEDA HC BDC Other Public Private Total 

1 Town and district centres renewal 15,000 0 0 1,790 0 29,960 46,750 Renaissance Partnership; Basildon 
DC; EP; Developer Partner, Essex 
CC, Transport providers; Standard 
Life; EEDA; Land owner; DfT; 

1 scoping Study; 3 masterplan 
studies; TBA ha land made 
available for development; TBA ha 
of civic space improved; TBA m of 
new access; 28,110 sq m of retail, 
office & leisure floorspace; TBA 
new homes; 2 new transport 
interchanges developed; 

1,390 gross jobs created and 
safeguarded; £TBAm PSI; 

610 net additional jobs 
created and safeguarded; 
£15.3m NVA p.a.; 

2 Strategic employment sites 45,425 0 0 0 0 250,000 295,425 Renaissance Partnership; Basildon 
DC; EP; EEDA; TGSE; Essex CC; 
waste management company; 

1 adopted SPG document; 4 other 
plans; 37 ha of land made available 
for development; 131,000 sq m 
new commercial and leisure 

7,260 gross jobs created; 
£TBAm PSI levered in; 

3,185 net additional jobs 
created; £80m NVA p.a.; 

floorspace; 400 new homes; TBA 
sq m of B2 floorspace; 1.8 ha 
amenity site;  

3 Estates renewal & new housing 
programme 

15,000 0 48,227 170 0 157,300 220,697 Renaissance Partnership; Basildon 
DC; EP; Housing Corp; RSLs; 
private sector house builders;  

4 masterplan studies; 948 
substandard properties 
demolished; 703 new homes for 
sale; 951 new homes for rent, 
shared ownership and key worker 
housing; TBA ha of land 
environmentally upgraded; 

- - Interlock 
Neighbourhood 
management Plan; 
SRB2/6;  

4 Regeneration through sport 0 0 0 100 0 0 100 Renaissance Partnership; Basildon 
DC; EP; Sports bodies; sports 
clubs; 

1,500 sq m of D2 floorspace 
built/upgraded; TBA sports facilities 
provided; 

50 gross jobs created and 
safeguarded; TBA regional / 
national / international sports 

22 net additional jobs 
created and safeguarded; 
£0.6m NVA p.a.; 

events; 

5 Business, community, lifelong 
learning, transport and the 
environment 

0 0 0 825 0 0 825 Renaissance Partnership; Basildon 
DC; EP; EEDA; Essex CC; TGSE; 
University Hospitals NHS Trust; 
Basildon PCT; Essex SHA; DOH; 
Thurrock & Basildon College; 
DfES; English Nature;  

7,500 sq m of D1 education 
buildings developed; TBA sq m of 
new health care facilities;; TBA 
public transport schemes 
implemented; TBA ha of habitat 
area managed; I strategic transport 
study (district wide) 

100 gross jobs created and 
safeguarded; TBA NVQ  2- 4 
qualifications obtained; TBA 
training places provided; 

44 net additional jobs 
created and safeguarded; 
£1.1m NVA p.a.;  

TOTAL 75,425 0 48,227 2,885 0 437,260 563,797 14 studies; TBA land made 
available for development; TBA ha 
of civic space improved; 168,110+ 
sq m of new commercial, leisure, 
sports, and education floorspace; 
2,054+ new homes constructed; 
948 substandard properties 
demolished; TBA sq m of health 
care facilities; TBA public transport 
schemes implemented; TBA ha of 
habitat area managed; 

8,800 gross jobs created and 
safeguarded; £TBAm PSI 
levered in; TBA sports events; 
TBA NVQ 2 – 4 qualifications 
obtained; 

3,860 net additional jobs 
created and safeguarded; 
£97m NVA p.a.; 
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APPENDIX 4 
Basildon Renaissance 

Theme 1: Town and District Centres Renewal Programme 

Description: A major programme of revitalising and renewing Basildon Town Centre and other important district centres. Basildon under-performs because of physical constraints and in other centres there are serious issues of obsolescence, vacancy, and 
environmental decay. There is a need to address issues relating to the proper physical, land-use, and transport planning of the area in order that the economic health and vitality of the centres can be maintained and improved. 

Key objectives: Skills, Learning & employment: To support the growth of employment opportunities in Basildon; Transport & infrastructure: To enable improved accessibility to Basildon town centre and to other district centres; Investment and development: 
To enable development and investment opportunities to be realised in order to secure revitalisation of Basildon and other centres; A better environment: To create a high quality environment and sustainable urban environment; Health & 
community: To support improvements in health and community development; Marketing and communications: To improve the profile and image of Basildon town centre and other district centres. 

Area Activity Funding source £000 Delivery arrangements Outputs Outcomes Impacts Linked projects 

EP EEDA HC BDC Other 
Public Private Total 

Scoping study 
Basildon and 

masterplan 
340 340 Renaissance Partnership; 1 scoping Study; 1 masterplan 

study;  - - -

Land 
assembly 5,000 5,000 Basildon DC; English Partnerships TBA ha of land made available for 

development;  - - -

New 
retail/leisure 
development 

26,760 26,760 Developer partner; 
21,500 sq m of new retail and 
leisure floorspace created; TBA ha 
of civic space improved; 

1,050 gross jobs created; £26.7m PSI 462 net additional jobs; £11.6m GVA 
p.a.; 

Public 
transport 
facilities 

Town Square 
renewal  

Town Square 
renewal 

500 

200 500 

0 

500 

700 

Renaissance Partnership; Essex 
CC; transport providers; 

Basildon DC; 

Basildon DC; Standard Life 

3,360 sq m of office floorspace let; 
1 ha of civic space improved; 

TBA m of new access provided; 

 TBA 

177 gross jobs created; £TBAm PSI; 78 net additional jobs; £2m GVA p.a.; 

Laindon Masterplan 100 100 Basildon DC; 1 masterplan study 

Land 
assembly 

Retail centre 
development 

10,000 50 

2,700 

10,050 

2,700 

English Partnerships; EEDA; 

Land owner; Developer partner 

TBA ha of land made available for 
development; 

2,500 sq m of retail floorspace; 
TBA new dwellings provided; 

125 gross jobs created/retained; 
£2.7m PSI; 

55 net additional jobs; £1.4m GVA 
p.a.; 

Wickford Masterplan 100 100 Basildon DC; 1 masterplan study 

Town centre 
environmental  
&infrastructure 
improvements 

0 Basildon DC; English Partnerships TBA ha of land made available for 
development; 

Town centre 
environmental 
&infrastructure 
improvements 

Town centre 
environmental 
&infrastructure 
improvements 

500 

0 

500 

DfT; Essex CC; transport providers 

Basildon DC; 

1 new transport interchange 
developed; 500 sq m of new retail 
floorspace; 

TBA ha of land improved; TBA km of 
waterspace improved; 

25 gross jobs created/safeguarded; 
£TBAm PSI; 

10 net additional jobs; £0.2m GVA 
p.a.; 

Pitsea 
Creation of 
new major 
transport hub 

0 DfT; Essex CC; transport providers 
1 new transport interchange 
developed; 250 sq m of retail 
floorsapce; 

12 gross jobs created/safeguarded; 
£TBA m PSI; 5 net additional jobs; £0.1 m GVA; 

TOTAL 15,000 0 0 1,790 0 29,960 46,750 

4 studies; 28,110 sq m of retail, 
office, and leisure floorspace; 2 
transport interchanges improved; 
TBA ha of land made available for 
development; TBA ha civic space 
improved; 

1,390 gross jobs created and 
safeguarded; 

610 net additional jobs created; 
£15.3m NVA p.a. 
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APPENDIX 4 

Basildon Renaissance 

Theme 2: Strategic Employment Sites 

Description: Creation of the GLS scheme as a flagship major centre for business and employment within Basildon to fulfill the expectations to create a business hub as part of the Thames Gateway South Essex proposals, and other strategic 
sites. The GLS scheme will accommodate over 110,000 sq m of mixed used business floorspace, a hotel and ancillary retail, food and other facilities, and a Business & Innovation Centre, together with some 400 housing units, set 
within a high quality sustainable environment featuring an 8ha Ecology Park. Other strategic sites will contribute to overall business accommodation in Basildon. 

Key objectives: Skills, Learning & employment: To provide a means to link skills and learning with new employment opportunities through a Business & Innovation Support Centre; Transport & infrastructure: to provide high quality road and 
public transport access to Gardiners Lane South so assisting with access to new job and employment opportunities; Investment and development: To enable the creation of a major new focus for business and employment within 
Basildon and a hub for the TGSE area; A better environment: To create a high quality and sustainable business environment; Health & community: To support improvements in health and community development; Marketing and 
communications: To improve the profile and image of Basildon as a hub for business and employment within the TGSE area.   

Funding source £000 Delivery arrangements Outputs Outcomes Impacts Linked projects 

Area Activity EP EEDA HC BDC Other 
Public 

Private Total 

Gardiners Development  Lane Framework South 
250 250 English Partnerships; 

Basildon DC; TGSE; EEDA 

Land assembly 
and relocations 

Business and 
Innovation 
Centre 

Strategic 
infrastructure 

Gardiners Lane 
South 
development 

23,050  

7,050  

15,075  

250,000 

23,050 

7,050 

15,075 

250,000 

English Partnerships; 
Basildon DC; TGSE; EEDA 

English Partnerships; 
Basildon DC; TGSE; EEDA 

English Partnerships; 
Basildon DC; TGSE; EEDA 

English Partnerships; 
Basildon DC; TGSE; EEDA 

1 adopted SPG document; 1 
environmental statement; 1 
green travel plan; 

37 ha (gross) of land made 
available for development 

1 business plan; 8,000 sq m 
Business & Innovation Centre 

500 gross jobs created; £TBAm 
PSI levered in; 

215 net additional jobs; £5.4m 
NVA p.a.; 

1 new highway junction 
created; TBA km of access 
road; 

115,800 sq m new B1 
floorspace; 400 new homes; 1 
hotel; 7,200 sq m of ancillary 
floorspace 

6,750 gross jobs created; 
£250m PSI levered in; 

2,965 net additional jobs; 
£74.5m NVA p.a. 

Site Renaissance Partnership; TBA sq m B2 floorspace Courtauld preparation Essex CC; English 10 gross jobs created; £TBAm 4 net additional jobs; £0.1m 0 (anaerobic digestion plant); Road and Partnerships; waste PSI levered in; NVA 1.8 ha civic amenity site; development management company; 

TOTAL 45,425 0 0 0 0 250,000 295,425 
131,000 sq m business, 
commercial and leisure 
floorspace created; 

7,260 gross jobs created; 3,184 net additional jobs 
created; £80m NVA p.a.; 
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APPENDIX 4 

Basildon Renaissance 

Theme 3: Estates Renewal and New Housing Programme 

Description: Continuation of the major programme of improvements to existing social housing, including demolitions, refurbishment of retained stock, and associated provision of social facilities and environmental enhancement of three key estates, together with a 
programme of new build to create new housing for sale, rented and shared ownership accommodation, at higher, more sustainable, densities. Accommodation will provide affordable housing and meet needs of key workers. 

Key objectives: Skills, Learning & Employment: To support skills, learning and employment; Transport & infrastructure: To improve local accessibility; Investment and development: To provide opportunities for new housing (including affordable housing) that will 
support community development and economic growth in Basildon; A better environment: To substantially improve the environment of a number of residential estates so as to improve quality of life for residents; Health & community: To support 
community development and quality of life issues for residents in four estates; Marketing and communications: To improve the profile and image of Basildon as a place to live. 

Funding source £000 Delivery arrangements Outputs Outcomes Impacts Linked projects 

Area Activity EP EEDA HC BDC Other 
Public 

Private Total 

Craylands Masterplan 100 100 Basildon DC; English 
Partnerships; RSL's; Housing 
Corp; 

1 masterplan study  - -

Demolitions - Demolition of 498 unsatisfactory 
dwellings in 31 blocks; 

TBA ha brownfield land available 
for development;

 -

New Build - 1,082 new housing units 
constructed, of which 515 for 
sale and 567 for rent, shared 
ownership, and key worker 
housing;

 New Community 
Centre 

- 2,000 sq m of new community 
centre facilities (300 sq m retail 
units, health centre, community 
building)

 Estate 
environmental 
improvements 

- TBA ha of land environmentally 
upgraded 

Sub total : 
Demolition, 
new build, 
community 
centre and 
environmental 
improvements 

18,975 84,000 102,975 Basildon DC; English Partnerships; 
RSL's; private sector house builder 

See above 

Felmores Masterplan 50 50 Basildon DC; English Partnerships; 
RSL's 

1 masterplan study  - -

Demotions - Demolition of 422 unsatisfactory 
dwellings; 

-

New build  - 542 new dwellings constructed, 
of which 173 for sale and 369 for 
rent, shared ownership, and key 
worker housing;

 - Interlock Northlands Park 
Neighbourhood Management 
Plan 

Sub total: 
Demolition and 
new build: 

22,557 42,000 64,557 Basildon DC; English Partnerships; 
RSL's; private sector house builder 

See above 

 Estate 
environmental 
improvements 

2,095 2,095 Basildon DC; English 
Partnerships; RSL's; private 
sector house builder 

TBA ha of land environmentally 
upgraded 

- -
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APPENDIX 4 

Five 
Links 

Masterplan 

20 

20 Basildon DC; English 
Partnerships; RSL's; Housing 
Corp 

1 masterplan study  - -

 Selective 
demolitions 

- Demolition of 28 unsatisfactory 
dwellings; 

TBA ha brownfield land available 
for development; 

New build - 30 new dwellings constructed, of 
which 15 affordable, 

Basildon Community Housing 
Association; SRB2; SRB6 

Sub total: 
Demolition and 
new build 

1,200 1,300 2,500 Basildon DC; English 
Partnerships; RSL's; private 
sector house builder

 Estate 
environmental 
improvements 

3,400 3,400 Basildon DC; English 
Partnerships; RSL's; private 
sector house builder 

TBA ha of land environmentally 
upgraded 

-

New 
housing 

Land assembly 
to meet the 
Essex & 

15,000 15,000 Basildon DC; English 
Partnerships; 

TBA ha of housing land 
assembled 

- Essex & Southend-on-Sea 
Replacement Structure Plan 1996 
-2001 

Southend on 
Sea 
Replacement 
Structure Plan 
housing 
allocation targets 
to 2021 

 Affordable 
homes 
investment 

30,000 30,000 English Partnerships; RSL's; 
private sector developer 

TBA new dwellings constructed, of 
which TBA% affordable 

programme 

TOTAL 15,000 0 48,227 170 0 157,300 220,697 948 substandard properties 
demolished; 703 new homes for 
sale; 951 new RSL homes; 
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APPENDIX 4 

Basildon Renaissance  

Theme 4: Regeneration through Sports 

Description: Supporting overall economic development and enhancing the image of Basildon through encouraging facilities that will develop active participation in a range of sporting activities, including gymnastics, 
athletics, swimming, football, rugby union, and gun sports.  The programme is also designed to support the London 2012 Olympics and Paralympics bid. 

Key objectives: Skills, Learning & employment: To increase the level of participative activity in a range of sports in Basildon; Transport & infrastructure: To support transport and infrastructure investment; Investment 
and development: To provide opportunities for supporting the overall economic development of Basildon through a range of complementary improvements to sporting facilities; A better environment: To 
improve the amenities provided by sports facilities within the borough;  Health & community: To support healthy living and community development; Marketing and communications: To improve the 
profile and image of Basildon as a place to enjoy leisure opportunities. 

Funding source £000 Delivery arrangements Outputs Outcomes Impacts Linked projects 

Area Activity EP EEDA HC BDC Other 
Public 

Private Total 

Regeneration 
through Sport 

Development 
of a range of 
sports 
venues and 
facilities 

50 0 50 Basildon DC; 
Sports bodies; 
Sports Clubs;  

TBA ha land improved; 
TBA sq m of sports 
facilities developed and 
improved; TBA facilities 
improved; 

TBA gross jobs created 
and safeguarded; £TBAm 
PSI levered in;  

TBA net additional jobs 
created and safeguarded; 
£TBAm NVA; 

Relocation 

and 
development 
of existing 
clubs 

50 50 Basildon DC; 
English 
Partnerships; 
Sports bodies; 
sports clubs; 

TBA ha land improved; 
TBA sq m of sports 
facilities developed and 
improved; TBA facilities 
improved; 

TBA gross jobs created 
and safeguarded; £TBAm 
PSI levered in;  

TBA net additional jobs 
created and safeguarded; 
£TBAm NVA; 

0 0 0 100 0 0 100 1,500 sq m of D2 
floorspace built/upgraded;  

50 gross jobs created and 
safeguarded; £TBAm PSI 
levered in; 

22 net additional jobs 
created an safeguarded; 
£0.6m NVA p.a. 
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APPENDIX 4 

Basildon Renaissance  

Theme 5: Business, community, lifelong learning, transport and environment support programmes 

Description: A programme of key complementary investments to support overall economic development in Basildon through business support, community development, lifelong learning, and environmental renewal. 

Key objectives: Skills, Learning & employment: To enhance the borough's strengths in automotive sector research and development at Ford Dunton, and to address issues of poor educational attainment; Transport & infrastructure: To improve accessibility 
within the borough in terms of public transport, cycle, and pedestrian travel; Investment and development: To assist in securing additional investment; A better environment: To create a high quality, sustainable, urban environment; Health & 
community: To develop improved health care provision and community resource facilities; Marketing and communications: To improve the profile and image of Basildon. 

Area Activity EP EEDA HC 

Funding source £000 Delivery arrangements Outputs Outcomes Impacts Linked projects 

BDC Other 
Public 

Private Total 

Business 
support 
programme  

Ford Dunton 
and Showcase 
Centre 

Business and 
Innovation 
Centre 

50 0 50 

0 

Basildon DC; TGSE; EEDA; 

Included under Strategic 
Employment Sites 
Programme 

2,500 sq m of new 
training facilities provided 

-

33 gross jobs created; TBA 
training places provided; TBA 
NVQ 2-4 qualifications 
obtained; 

15 net additional jobs created; 
£0.4m NVA p.a.; 

Health and Community community regeneration services 
50 0 50 

Basildon DC; Basildon & 
Thurrock University Hospitals 
NHS Trust; Basildon PCT; 
Essex SHA; DOH; 

TBA sq m of new health care 
facilities;  

Community engagement and 
health targets to be defined. 

Lifelong Schools and 
learning college 

Environment Highways & 
& Transport public transport 

District-wide 
Transportation 
Strategy 

100 

50 

400 

0 

0 

100 

50 

400 

Basildon DC; Thurrock & 
Basildon College; DfES; 
EEDA 

Basildon DC; Essex County 
Council (Local Transport 
Plan); English Partnerships; 

5,000 sq m of new educational 
facilities; TBA training places 
provided;  

TBA km of improved highway; 
TBAkm footpath provided; 
TBA schemes to improve 
public transport 

67 gross jobs created; 
educational attainment targets 
to be determined; 

29 net additional jobs created; 
£0.7m NVA p.a.; 

Part-
Gateway 
Projects 

Ecology 
Assessment & 
Mitigation 
Strategy 

Strategic 
framework 

100 

75 

0 100 

75 

Basildon DC; TGSE; English 
Partnerships; English Nature; 

TBA strategic studies 
conducted; 

TBA ha of habitat area 
managed; TBA gross jobs created;  

0 0 0 825 0 0 825 

7,500 sq m of D1 educational 
buildings developed; TBA 
training places provided; TBA 
km highways 7 footpaths 
improved; TBA ha habitat 
managed; 1 Strategic 
transport study 

100 gross jobs created;  44 net additional jobs created; 
£1.1m NVA p.a.; 
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BBP Regeneration Economic Appraisal May 2016 
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Memo from Basildon Borough Council Rehousing Officer dated 8 
June 2021 
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Internal Memorandum 

To: Trevor Burns – Development and Investment Manager 

From: Kathy Ayres – Rehousing Manager 

Date: 8 June 2021 

Re: 

Fryerns & Craylands regeneration – Decant Programme 

Please find below the details in relation to the decanting of tenants on the above estate with both secure 

and non-secure (temporary) tenancies. 

59 secure tenants, who needed to be rehoused from their homes to enable the delivery of the first two 

phases of the regeneration, were provided with a one-to-one consultation with an allocation officer from 

the Rehousing Team, regarding their housing needs and preferences. All 59 of these households moved 
into alternative secure social housing Council tenancies within the Basildon Borough. 

Whilst no formal satisfaction surveys were undertaken, there were no cases where court action was 

required to secure vacant possession. The allocation officers worked very closely with the tenants to 

ascertain their housing need and try to meet their area of preference within the borough, and I can 
confirm that my officers received many messages of appreciation verbally, but unfortunately, we do not 
hold any written records of these, but I am confident that the tenants were content with the alternative 

accommodation offered. 

48 of the vacated properties, were then used by the Council to provide temporary accommodation to 

homeless households until the date for demolition was confirmed. All 48 were then rehoused in either 
permanent or temporary accommodation within the Basildon Borough. 

Once the above properties were demolished, 149 new builds were built and all secure tenants residing 
on the regeneration scheme with a 1 & 2 bed housing need, were offered the opportunity to move into 

one of these properties if they wished to remain on the estate, even if they were not scheduled to be 
decanted until a latter phase. This resulted in 91 tenants with secure tenants taking up this opportunity. 
All other secure tenants chose to remain in their homes until moved at a later stage into alternative Social 
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housing elsewhere within the Basildon Borough. The surplus new builds on the estate were offered to 

applicants on the Councils housing register list, a total of 58. 

The next phase of decanting, (phase North) involved a further 34 secure tenants, who again were offered 
with a one-to-one consultation with an allocation officer from the Rehousing Team, regarding their 
housing needs and preference. 33 of the tenants were rehoused into alternative secure social housing 
Council properties, with one tenant opting to be rehoused into an assured tenancy with Swan Housing. 

The Council has continued to utilise properties on the estate as temporary accommodation for homeless 

households, with 79 of the properties in Phase North being used for this purpose. Now that vacant 
possession is required due to the development shortly to commence, 72 temporary tenants have now 

been rehoused in either permanent or alternative temporary accommodation elsewhere within the 

Basildon Borough, resulting in 7 temporary households left. 3 have accepted offers and 4 have recently 

been made an offer and are all scheduled to be moving in June 2021. 

In total, to date the Council has rehoused 184 secure tenants and 127 temporary tenants. 

I can confirm the tenants required to move, were provided with a named officer from the Allocation team 

to ensure that they were regularly updated and had one point of contact for any questions that may arise. 

Consultation days were held on the estate that were for all residents (of all tenures) to attend to help 

keep them updated and the opportunity to speak to staff from both the Council and Swan Housing. 
There was also a fun day held on the estate for all residents, including residents that were not required 

to move from the estate but keen to be kept updated. The fun day was a great success and attended 

by many residents. 

I hope the above provides you an overview of the process and numbers regarding the rehousing the 

tenants required to move. If there is any further information that you require then please let me know 

Kind Regards 

K W Ayres 

Rehousing Manager 
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BASILDON BOROUGH COUNCIL 

This items contains exempt/confidential information as defined in Paragraph 3 of 
Part 1 of Schedule 12A of the Local Government Act 1972 and as set out in the 

Council’s Access to Information Procedure Rules 

Report to: Cabinet 
30 June 2016 

FRYERNS & CRAYLANDS REGENERATION SCHEME 

Report by: Cabinet Member for Housing and Community Safety and Cabinet 
Member for Resources 

Supported by: Rab Fallon, Corporate Specialist, New Business Initiatives. 01268 
207921, rab.fallon@basildon.gov.uk 

Enclosures: Enclosure No. 1 - Risk Management Implications 
Enclosure No. 2 – plan of Craylands redevelopment programme as 
submitted for planning consent 

EXECUTIVE SUMMARY: 

The purpose of this report is to update Members on the proposed changes to the Fryerns 
and Craylands regeneration scheme and to seek delegated authority for officers to amend 
the provisions of the Comprehensive Development Agreement (CDA) that governs the 
activities of the partners to the scheme namely Basildon Borough Council, the Homes and 
Communities Agency (HCA) and Swan Housing Association (Swan). 

CORPORATE PLAN PROMISES AND CORE PRINCIPLES: 

Corporate Plan Promises 

- We will support residents to develop stronger communities 
- We will enhance and build pride in the local environment 
- We will enable regeneration and secure homes 
- We will help grow the local economy 
- We will endeavour to keep communities safe and healthy 

Core Principles 

- Get the basics right 
- Value for money and strong governance 
- Working with others 
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WARD(S): 

Fryerns 

RECOMMENDATION: 

That, following consultation with the Cabinet Member for Resources, the 
Commissioning Director – Resourcing and Place Shaping be authorised to make 
any necessary amendments to the Comprehensive Development Agreement and 
any other pertinent documents as are needed to complete the delivery of the 
Fryerns & Craylands redevelopment scheme. 

That, following consultation with the Cabinet Member for Resources and the 
Commissioning Director – Resourcing and Place Shaping, the Service Manager – 
Corporate Property be authorised to facilitate any land or property transfers 
required to ensure the completion of the Fryerns & Craylands redevelopment 
scheme. 

BACKGROUND 

The original Fryerns and Craylands scheme was approved by Cabinet in June 2007 (min 
405/2007). This scheme envisaged the demolition of 700 properties and the provision of 
up to 1,400 new homes. The arrangements for the delivery of the scheme are set out in 
the Comprehensive Development Agreement to which the Council, the HCA and Swan 
are party to. 

However, soon after the beginning of the project, the worldwide economic recession 
precipitated a severe downturn in the housing market and this, in turn, led to significant 
delays to the project, (and many similar regeneration projects in the UK). As a result of 
this, and subsequent changes to the resurgent housing market, and changing housing 
needs in the borough, a different approach to the redevelopment proposals is now  
required in order to ensure that a viable redevelopment scheme can be delivered. 

The programme has therefore been re-considered over a considerable period of time by 
Swan, the HCA and the Council in order to identify revised proposals which deliver the 
regeneration objectives for the estate and which are also financially viable. The scheme 
has been re-engineered and now proposes the demolition of fewer existing houses on the 
estate but still ensures that the unpopular maisonette blocks are demolished. Some 
houses will still need to be demolished where their location adversely affects the delivery 
of the new estate layout or the connectivity through the estate, but this will be in lower 
numbers than first planned. The new proposals will also provide far more houses than 
flats than in the original scheme and this impacts on the number of new homes that will be 
constructed. Residents have been consulted on the revised proposals and plans have 
now been submitted for planning consent by Swan and show that, in total, 531 homes will 
be demolished and a minimum of 971 new homes will be constructed. It is anticipated 
that following all necessary approvals, work will start on site in March 2017. The estate is 
also being re-named as Beechwood Village as part of the next stages of the scheme. 

The partners have also considered some of the practical financial and technical 
arrangements within the CDA, and this report sets out a range of proposed variations to 
the CDA which reflect the fact that the project still has a number of remaining years to run, 
(c8), and a more flexible approach to delivery and financial viability is needed. 
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Therefore, in order to deliver the changes to the project and to reflect the proposed 
delivery and financial arrangements, a number of variations to the existing Comprehensive 
Development Agreement (CDA) are required. These are the subject of the first 
recommendation and the principal variations are as follows: 

- Changes to the delivery dates set out in the CDA - Any new full planning 
applications required for development of phases West, North and South  at  
Craylands will be submitted on or before the dates set out in the agreed master 
programme, following approval of the same by the HCA and the Council in 
accordance with the CDA. 

- Changes to the responsibilities for the CPO process - The Council will assume the 
responsibility for the CPO process from the HCA. (Agreed in principle at Cabinet on 
7th February 2013). All Council costs to be indemnified by Swan. 

- The requirements of the Community Facilities and Communities Activities under the 
CDA may change following agreement by the HCA and the Council as the exact 
requirements for community facilities and services are further developed and 
explored with residents and stakeholders. 

- Swan will provide a site wide masterplan showing current main phases. Sub-
phases will be identified during the planning / preparation stage. 

- Swan will prepare a revised building programme for the future phases of the 
development for agreement by the HCA and the Council. The parties will also 
agree a revised demolition, site possession and vacant possession programme. 

- An updated financial model will be prepared by EC Harris and agreed by the parties 
prior to the variation of the agreement. As part of this work, Swan will provide a 
revised profit split to the HCA and the Council. This will include a worked model 
showing how the revised profit split will be calculated. 

- The CDA will be varied to include revisions to the tenure mix for the revised 
proposals. 

- The CDA will be varied to provide for an earlier transfer of land required for utility or 
other infrastructure works or other purposes related to the redevelopment. The 
HCA and Council will provide consent to such transfers which shall complete within 
28 days of such consent being provided. The overall Council owned land 
requirement will be less than first agreed but some small extra pieces of land will 
now be required around the periphery of the site. 

- Swan may, in its absolute discretion, submit a revised viability appraisal to the HCA 
using the EC Harris model when they have completed 137 of the units on phase 
West and such model shall be validated by the HCA and confirmed to Swan in 
writing by the HCA as validated. 

- The parties agree that revised sub-phases in phase West be divided into two 
phases for separate land transfers. The land in each sub-phase shall be transferred 
according to the existing provisions in the CDA. 

- It is intended that no more than 50% of the dwellings on phase West should reach 
practical completion before work is commenced on phases North and South but 
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this will be subject to any provisions agreed in respect of market slowdown and 
funding withdrawal for these phases. 

- In the event that Swan chooses not to submit a revised financial model, then, 
subject to the other pre-start conditions within the CDA being satisfied, Swan will be 
able to start on site with the remainder of phase West. This will be dependent on 
Swan being obliged to complete the remainder of the development without 
recourse for any reduction in unit numbers/bed spaces or amendments to the CDA. 

- If a viability appraisal is submitted showing that the remaining phases are not 
viable, then the parties will work to remodel the scheme until viability can be proven 
and if the scheme at that point cannot be shown to be viable, then the parties will 
agree a mechanism for Swan to cease working on the project without recourse 
from the HCA or the Council. A further Board approval will be required from the 
HCA for any changes that result from a loss of units/bed-spaces or  other  
amendments to the Development Agreement. 

- A charitable company will be set up to promote community cohesion and self-help 
on the estate. The company will be named Beechwood Village Community Trust. 

These are the main proposed variations to the CDA, but it is likely that there will also be 
some additional minor technical variations required and the authority to make these will 
also be covered in the first recommendation within this report. 

OPTIONS 

The original plans that included more widespread demolition than now proposed proved to 
be unviable when the cost of purchasing freehold properties was taken into consideration 
within the financial viability model. All parties to the CDA are bound to agree that the 
financial appraisal for the remainder of the project is viable before any further phases can 
be started. This proved to be impossible, hence the revised plans have been developed. 

LEGISLATION/POLICY 

Disposal of land under S.123, Local Government act 1972 
Use of the Council’s compulsory purchase powers will be under S.226 Town and Country 
Planning Act 1990 
Acquisition of land by agreement under s.227 Town and Country Planning Act1990 
Acquisition of third party rights and interests under s.237 Town and Country Planning Act 
1990 
Part 1, s.1 Localism Act 2011 
Public Contracts Regulations 2015 

GENERAL INFORMATION 

Corporate Plan Promises and Core Principles 

This regeneration project meets all Corporate Plan promises and core principles by: 

- Developing stronger communities through involving them in the planning of the 
development and supporting the provision of Beechwood Village Community Trust 
an organisation that will involve residents in the management of the estate and 
promote initiatives to reduce crime and anti-social behaviour, support learning and 
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training opportunities, encourage back to work initiatives and provide facilities for 
the use of residents. 

- Getting the basics right and value for money are at the heart of the contract 
between the partner organisations. 

Financial Implications 

The reduction to the demolition programme will result in a more beneficial position for the 
Council’s Housing Revenue Account than the previously agreed programme. The 
beneficial effect to the HRA in rental income is circa £126k retained income per annum 
above that which was originally anticipated. The Council will receive nomination rights to 
all affordable housing developed on the estate. 

The costs the Council incurs in participating in this project are met through a contribution 
from Swan, (funded from within the project) of £50k per annum. Payment of this sum will 
continue until 2020/21. 

Risk Management Implications 

The risk management implications are set out at Enclosure No. 1. 

Inclusion, Diversity and Community Cohesion Implications 

A Service Impact Assessment has been completed and it found no adverse implications 
with regard to the groups identified in the 9 protected characteristics. The provision of 
improved quality homes and an improved estate environment allied to social interventions 
through the Beechwood Village Community Trust will have a positive impact on all 
disadvantaged groups and the wider community. The house types proposed will be easily 
adapted to meet disability needs and a suitable proportion of the new affordable homes 
will be built to accommodate wheelchair use. 

Other Relevant Considerations 

The Fryerns & Craylands regeneration project is one of the key priorities in the Council’s 
regeneration programme. It is half way through regenerating what was one of the 
Borough’s most disadvantaged estates. The revised contract will take the scheme through 
to completion. 

Background Papers 

Development Agreement relating to Craylands and former Fryerns School 2006. 
(Commercially confidential) 
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Appendix TB6 – Note confirming compliance with the legal requirements for making 
the CPO 

1. A notice in the Form numbered 7 in the Compulsory Purchase of Land (Prescribed 

Forms) (Ministers) Regulations 2004 (SI 2004 No. 2595) was published in two issues 

of the Evening Echo dated 27 August 2020 and 3 September 2020 (CD1.9). The time 

allowed for objections was not less than 21 days from the date of first publication of the 
notice and the last date for them was 29 September 2020. A notice in the same Form 

addressed to persons occupying or having an interest in the land was affixed to a 
conspicuous object or objects on or near the land comprised in the order on 2 

September 2020 and from that date remained in place for a period of at least 21 days 

which was the period allowed for objections, the last date being 29 September 2020 

(CD1.6) 

2. Notices in the Form numbered 8 in the said Regulations (CD1.5) were duly served on 

a. every owner, lessee, tenant and occupier of all land to which the order relates; 

b. every person to whom the acquiring authority would, if proceeding under section 

5(1) of the Compulsory Purchase Act 1965, be required to give a notice to treat; 
and 

c. every person the acquiring authority thinks is likely to be entitled to make a claim 

for compensation under section 10 of the 1965 Act if the order is confirmed and 
the compulsory purchase takes place, so far as such a person is known to the 

acquiring authority after making diligent inquiry. 

3. The time allowed for objections in each of the notices was not less than 21 days and 

last date for them was 29 September 2020. The notices were served by one or more 

of the methods described in section 6(1) of the 1981 Act. 

4. A copy of the order and of the map (CD1.1 and CD1.2) were deposited at Basildon 

Borough Council Offices, St. Martins Square, Basildon, SS14 1DL on 27 August 2020 

and remained available for inspection until 29 September 2020. 

5. A copy of the authority’s statement of reasons (CD1.3) for making the order was sent 
to: 

a. all persons referred to in paragraph (i), (ii) and (iii) above; 

b. as far as is practicable, other persons resident on the order lands, and any 

applicant for planning permission in respect of the land. 

6. Two copies of the statement of reasons were forwarded to the Secretary of State on 

27 August 2020. 
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