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Rear Site – Residential Redevelopment
Demolition of the Condor Building, along with the additional two car 

parks to the rear of these buildings opens up redevelopment 
opportunities for a residential scheme.

Redevelopment:

 The land would open up approximately 1.63 acres of land 
equating to 0.66 hectares for residential redevelopment close to 
the town centre.

 Allowing room for parking, access etc (i.e. 50% buildable area) 
this opens up potentially two blocks of dwellings, comprising:

◦ 20 private flats on two bedrooms in one block, and the 
same in a further block.

◦ With additional 13 and 12 dwellings as affordable homes.
◦ Private dwellings could be expected to sell between £600-

650k each.
◦ Affordable homes generating £200-250k each.
◦ Granting a total sale in the region of £30-33m.

 Total build costs in the region of £8-9m.
 Gross development costs including building, demolition, fees etc

in the region of £20m.
 This generates a gross site value in the region of £9.5-£10.5m.
 The Listed Civic Buildings could be adapted for a range of 

government, community and commercial uses.

Risks:

 Key risks and assumptions include:
◦ Planning;
◦ No land contamination issues;
◦ Wildlife conservation issues (i.e. newt pond);
◦ Heritage and historic conservation area issues;
◦ Traffic and access, as the site will generate more traffic 

from both residential occupiers and users of any Civic 
Building repurposing;

◦ Adequate parking provision;
◦ Adjoining residential properties and amenity.
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Civic Offices Alternative Uses - Ground Floor

Offices: 
could be used for 
regional public 
sector bodies. 
Alternatively –
residential use.

Ground Floor Office:
separate from the other 
space, this could form a 
reception and additional 
office space for private 
hire/leasing/licence 
arrangements. 

Atrium & Offices: potential for 
open plan space which could 
house public sector bodies, Civic 
Offices, Registrar. Open plan 
configuration would provide 
light, modern space. 

Rear Ground Floor Offices:
retained by EFDC for front line 
services including Democratic 
and customer facing services 
(approx. 50 staff)

Front Offices:
Flexible Meeting 
Rooms

Terrace Space: could be 
opened up to all building 
occupants as a communal 
space, including a terrace and 
possible franchise agreement 
with coffee/café venture. An 
additional entrance at the 
front could be provided. Open 
to the public and occupiers to 
create a vibrant community 
and co-working space, and 
for informal meetings.

Main Atrium: potential new 
entrance. Approximately 
5000sqft space. Part of this 
could house a library. 
Potentially available for 
private hire outside office 
hours. 

Serviced Office 
Reception/Management 
Room

Possible new 
public entrance

All alternative uses and configurations would be sympathetic to the Listed status of the Civic Offices.



Café – ground floor



Civic Offices Alternative Uses - First Floor 

Offices: accessed via separate 
ground floor reception, could 
provide space for commercial 
occupiers on a licenced basis 
per room or a lease basis for 
the whole floor. 

323 High St: could be 
retained for public sector 
occupation and civic uses, 
for example police, NHS, 
local authority, etc. 
Alternatively, residential 
use.

Council Chamber: to retain for civic 
uses, training, seminar room etc. This 
could also be hired out to other 
bodies, public or private. This could 
be utilised for local marketing, 
seminar space and services relating 
to sector knowledge.

Additional offices: Leased 
by EFDC directly to local 
established businesses for 
commercial purposes.

Additional offices:
Leased by EFDC directly to 
local established 
businesses for commercial 
purposes.

Additional offices: Leased 
by EFDC directly to local 
established businesses for 
commercial purposes.

Additional offices:
Leased by EFDC directly to 
local established 
businesses for commercial 
purposes.

Additional offices: anticipate a range of 
commercial/professional occupiers, local business etc. 
Would it let at commercial rents with a suitable service 
charge for communal corridor, w/cs, reception etc.

Communal



Civic Offices Alternative Uses - Second Floor 

Office Space: accessed via separate 
communal stairwell. Anticipate 
commercial occupiers on a standard 
commercial lease basis with EFDC. 

Serviced Managed Offices: a serviced office manager would 
be appointed over this floor. Manager would charge a 
subscription, source and manage individual occupiers, for 
example SMEs, Start-ups etc. Suitable agreement between 
serviced office manager and EFDC would govern this. 
Anticipate flexible occupation terms, minimum three month 
term, monthly subscription basis. Not on a direct lease basis. 

Communal

Roof Area



Building 323 High Street – Commercial Redevelopment

The old house, currently used for EFDC (primarily IT, 
GIS mapping etc) provides potential redevelopment 

options, primarily residential refurbishment or 
repurposing for commercial or community uses.

Commercial would comprise:

 A NIA of approximately 3,000 sq ft / 285 sq m.
 On refurbishment this could expect to let out in the 

region of £15 psf, equating to a rent of £45,000 pa 
for EFDC.

 Capital yields would be expected in the region of 7% 
if leased to commercial on standard terms or 5% if 
leased/occupied by government bodies due to the 
security of said covenants.

 This equates to a gross development value in the 
region of £600 – £840k with a secured income 
stream depending on covenant status of occupier.

 Refurbishment costs would be in the region of 
£300k, leaving a net residual land value of £300k -
£540k. 



Building 323 High Street – Residential Redevelopment

Alternatively, the property could be repurposed for 
residential conversion.

 We could anticipate 3 one bedroom flats, and 2 two 
bedroom flats being accommodated in the space 
available.

 The one bedroom flats would achieve around 
£300,000 each on sale, totalling £900,000.

 The two bedroom flats would achieve in the region 
of £500,000 each, totalling £1m.

 Altogether this would represent a sale value in the 
region of £1.9 million for a residential conversion.

 Access and parking would have to be considered, 
along with separating works from the rest of the 
remaining Civic Offices.

 Build costs would be in the region of £600,000, and 
with fees and ancillary works in the region of 
£800,000 total.

 This equates to a net residual value of around 
£1.1m assuming residential consent is granted.



North Weald Relocation

With the exception of Democratic Services and other 
supporting operations (approximately 40-50 staff 

members) the remainder of EFDC based in the Civic 
Offices could be relocated to nearby North Weald 

airfield.

This would necessitate a new build modern office 
accommodation on the basis of a 7:10 desk ratio.

 New build floor area 3,300 sq m / 35,500 sq ft GIA 
approximately, of which 17.5% of floor area set out 
for lifts, circulation, communal areas etc.

 New build costs in the region of £8-8.5m, with no 
land acquisition costs as the airfield is owned by 
EFDC, leaving main contingencies being planning, 
access, parking, land contamination (if any).
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Workspaces:
Collaboration, Concentration, Confidential
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