Bramshill House and Gardens

Welcome to City & Country’s Public Consultation about its proposals to restore the

historic Bramshill House and Gardens.

Following exchange of contracts in August 2014, we are now working towards a vision for
redevelopment which will seek to enhance the Estate’s unique historic character, provide
a new beginning that will secure this nationally important heritage asset for future

generations and a direction that will also benefit the wider community.

Bramshill Police College will close in the Spring of 2015 and we wish to have a new future
secured, so work can commence to deliver our vision as soon as possible following closure

of the College.

We are at the beginning of an ongoing dialogue with Hart District Council, Heritage

Specialists, Natural England and other important local community groups.

This Public Consultation is taking place to provide the community with an opportunity to

feed in to the design process at an early stage.

Members of our team are on hand to answer your questions and feedback forms are
available for you to share your comments with us.
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MARQUESS VILLAS, BENTLEY PRIORY

BENTLEY PRIORY WITH BARRATT AND BANNER

BENTLEY PRIORY,STANMORE

BENTLEY PRIORY, STANMORE

KING EDWARDS VII ESTATE, MIDHURST

THE GALLERIES, BRENTWOOD

THE CHAPEL, GALLERIES, BRENTWOOD

BALLS PARK, HERTFORD

THE GARDEN QUARTER, CAVERSFIELD

BENTLEY PRIORY,STANMORE

BENTLEY PRIORY,STANMORE
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BALLS PARK, HERTFORD

THE GALLERIES, BRENTWOOD

BALLS PARK, HERTFORD

BALLS PARK, HERTFORD

THE GALLERIES, BRENTWOOD

OLD SAINT MICHAELS, BRAINTREE

OLD SAINT MICHAELS, BRAINTREE

OLD SAINT MICHAELS, BRAINTREE

THE LINEN STORE, THE GALLERIES, BRENTWOOD

OLD SAINT MICHAELS, BRAINTREE

OLD SAINT MICHAELS, BRAINTREE

OLD SAINT MICHAELS, BRAINTREE
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Our Experience and Expertise

City & Country

City & Country is known and respected as a company with a proven track record of
achieving solutions that sensitively and creatively address the important heritage and
ecological aspects of complex and challenging sites. We have a talented in-house team of
specialists whose passion is to breathe new life and purpose in the often tired and
dilapidated buildings. Through the delivery of our projects, the company has built up good
working relationships with local Conservation Officers, Planners and Heritage Specialists.

Helen Moore - Managing Director

Having worked in the property development industry for 25 years,
previously with Countryside Properties and Crest Nicholson, Helen
was appointed as the first non-family Managing Director of City &
Country in 2010. This experience with large housebuilders has made
her value the creative, bespoke and sensitive approach adopted by
City & Country across all its projects.

Helen heads the Community Consultation process in order to
encourage the active participation of key stakeholders and to ensure

their thoughts and aspirations play a key role in shaping our vision.

Simon Vernon-Harcourt - Planning and Technical Director

Simon joined the group in 2007. He is a chartered architect with an
excellent eye for design talent, and great technical knowledge of
historic buildings, construction techniques and planning rules. Simon
has achieved a series of successful planning consents for challenging

projects.

Richard Winsborough - Head of Planning

As a chartered town planner and a member of the Royal Town
Planning Institute, Richard has led our experienced in-house planning
team since joining the group in 2011 having previously worked for large
scale developers and run his own planning consultancy. Richard takes
an active role in all the groups’ projects, working closely with the local

authority, local community and consultees.
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The Consultant Team

We recognise the importance of working with highly skilled consultants with values
similar to our own. Following an extensive interview process we have selected a team we
believe has the skill, experience and local knowledge that will make them ideal partners

to help us realise an exciting new vision for this complex and challenging site.

Our lead consultants for this project are Feilden+Mawson (Architects) and LUC
(Landscape Architects); both experienced consultants with an in-depth knowledge of

working with sites of this scale and historical significance.

Feilden+Mawson has been working on historic and listed buildings for over 50 years.
Sir Bernard Feilden, one of the founding partners wrote the book “The Conservation of
Buildings” which remains a standard text, and the practice has developed many of the

techniques for working on historic buildings which are commonplace today.

The practice was founded in 1956, and is led by the fourth generation of partners who
share these guiding principles. It is an acknowledged leader in the adaptation and
restoration of historic buildings and has established reputations for delivering buildings
that are designed with care and skill. They seek to make buildings that will add meaning
to our changing lives and place the experience of individuals; as occupants, visitors or just
passers-by, at the heart of their work.

LUC has extensive experience in the research, restoration and management of historic
landscapes and has undertaken many commissions for Heritage Specialists, National
Trust, the Royal Parks, local authorities, private and corporate landowners. They have
guided the conservation and future direction of landscapes such as Stowe, Wilton,

Grey’s Court, open spaces within The Tower of London and all of the Royal Parks,
including Regent's Park, Kensington Gardens, Hyde Park, Richmond Park and Bushy Park.

Large scale projects have also included the Eden Project.

www.cityandcountry.co.uk CITY

COUNTRY




Bramshill House and Gardens

Site Context

Approached through an historic park, extending to over I06ha, and sitting at the end of a
mile long drive, Bramshill House and Gardens is a truly exceptional property, a Grade |

listed Jacobean mansion and one of the largest in England.

The estate currently comprises offices for the National Police College together with a
range of purpose-built accommodation providing offices, conference suites, staff housing,
dormitories, sporting facilities and extensive car parking. The majority of the buildings,
which equates to approximately 360,000sgft, were constructed under Crown Immunity

from the planning system.

The grounds comprise the deer park grazed by white fallow deer, formal gardens, kitcchen
garden, woodland, a lake (circa 15 acres), as well as sports pitches, tennis courts and

parking for over 600 cars.

The location is highly accessible being within 10 miles of both the M4 and the M3,
giving access to London and the national motorway network, as well as Heathrow (35

miles) and Gatwick airports (53 miles).

The closest village is Hartley Wintney which has a range of amenities and is just 3.5
miles to the South. The larger centres of Reading, Basingstoke and Camberley are
easily accessible with a complete range of educational, retail and sporting facilities.
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History

The present form of Bramshill House and Gardens dates from the early I7th Century and
although itincorporates much of a I4th Century house, most of what we see today was built
between 1605 and 1625 by Edward, lith Baron Zouche of Harringworth. Perched on top of a

South West facing escarpment, it overlooks the heathland of the valley of the River Hart.

Itis one of the largest Jacobean ‘Prodigy’” houses and an exceptional collection of
eccentricities, in that it is a re-design and re-organisation of a previous, substantial building.
The internal arrangement seems largely determined by the previously existing building.

In common with a number of other great houses of the period the general appearance is

restrained with only one spectacular display of decoration on the South West elevation.

Zouche located the house at the crossing of two great avenues and surrounded it by walled
gardens; two projecting wings which formed a separate entrance courtyard were
demolished by Sir John Cope who purchased the building in 1699 from the Henley's who
had lived there since 1640.

Entrance front c1940

First Edition OS Map 1871

Nash 1839 Exterior Bramshill ) P Neale 1819 - view of Entrance front

The Cope family occupied Bramshill House and Gardens from 1703 until 1935. The house
was refronted in 1703; the mezzanine and Queen Anne stairs inserted early in the CI8; and

the main stairs replaced twice - in the eighteenth and nineteenth centuries.

In the early CI9, the West pavilion was partly rebuilt and the courtyard corridor added.
The original chapel in the middle of the house was also converted at this time and a new
one created on the first floor. Further internal alterations occurred during the Brocket

occupation of 1935 - 1953 until it was purchased by the Home Office.

Now listed Grade |, Bramshill House and Gardens stands in 106ha of grounds which are
located in the centre of a Grade II* listed park which extends to 240ha over several

ownerships.

The park retains many historic landscape features dating back to medieval times. Lord
Zouche’s I7th century parkis still evident throughout the park, with notable elements
including the gardens around the mansion and the main lake to the North East. Several
additions have been made throughout the last four hundred years. It is still possible to read
many of the historic tree avenues and axial rides laid across the estate, with some containing
veteran trees thought to date back to before 1700.

The house is magnificently sited on a level plateau, dominating a southwest facing wooded
escarpment overlooking the River Hart valley. To the North West there is a large man-made
lake contained by embankments on two sides, and lawns with an abundance of splendid
mature trees, surrounded by a belt of mixed woodland. The grounds immediately adjacent
to the Mansion are partly enclosed to form walled gardens. To the South East and South are
terraced areas run to parkland. These were previously formal gardens and referred to as

Italian Gardens in 19th century documents.

During the Second World War the house was used by the Red Cross as a maternity home for
evacuee mothers from Portsmouth, and afterwards as a home for the exiled King of

Romania and his family.

More recently, the building and estate was acquired by the Home Office for a National
Police Training College in 1953. A campus of new buildings has developed to the North West

of the mansion over the area formerly occupied by the farmyard and estate buildings.
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Opportunity

The site benefited from Crown Immunity between 1953 and 2002 and as such the site was
developed largely under Crown Consultation Procedures. This has resulted in a large,
unattractive and inappropriate array of buildings, which are institutional in character and
appearance and therefore detract from the setting of this magnificent Grade | Listed
Jacobean Mansion and the Grade II* Listed Park. This provides us with the opportunity to
greatly improve the setting and develop the site in the sensitive and appropriate manner it
so justly deserves.
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Finding a Solution

In October 2014, City & Country held its first Public Consultation to outline the history of
Bramshill House and Gardens and to ask the local community to share their views and
ideas on the most appropriate use for the site. On the day 98 members of the public
attended the consultation event,and from these 98 attendees a total of 39 people

completed and returned the feedback form of which:

e 95% said as part of our social and cultural heritage they would support Bramshill being

restored and preserved for the benefit of current and future generations

e 95% said finding a new future for Bramshill quickly to prevent vandalism, theft and other

damage was important, very important or essential

e 69% said that opening up some areas of the site that are currently inaccessible to the

general public is important, very important or essential

Respondents were asked their views on potential future development and to mark on a
plan those areas, that they deemed appropriate or inappropriate locations for
development. The plan below illustrates their responses.

KEY

GREEN - Areas where new build was considered
to be appropriate

- Areas where new build was considered
by some respondents as being appropriate and by
some as not appropriate

RED - Areas where new build was not considered
to be appropriate

Where more respondents considered an area
appropriate and not appropriate, the shade of
colour gets darker.

Other comments received were as follows:

e Good site for housing, but inappropriate for affordable housing

e Concerns regarding an increase in traffic

e Could be used for a wedding venue, hotel, conference facilities or nursing home

e Should maintain existing relationship with the house and estate

e Should be open to the public and incorporate bridleways and footpaths

e Concern regarding the impact on the existing local facilities, doctors surgeries, schools etc.
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Emerging Masterplan

Over the last couple of months we have been working with our consultants and liaising
extensively with key stakeholders including Hart District Council, the RSPB, English
Heritage, Natural England, and the National Trust. This has enabled a vision to emerge for
the site and as such a number of options have started to evolve.

Parts of the site lie within the 400m ‘exclusion zone' of a Special Protection Area (SPA).
The SPA supports Dartford Warblers, Nightjars and Woodlarks, all of which are species of
European importance as they are listed in the Wild Birds Directive. Subsequently these
areas are covered by EU Regulations and these apply a presumption against new
residential development within the 400m ‘exclusion zone' except in exceptional

circumstances.

We have also undertaken extensive research into the historical significance, landscape

visual significance and ecological significance of the site, which has informed the

[ I
emerging masterplan.
Nuffeld

iewsar
Legend 8. Walled garden Listed Buildings Special Protection Area (SPA)
1. Proposed walking route / fitness trail 9. Acid grassland replaces amenity grass areas Existing woodland retained Special Protection Area Boundary 400m exclusion zone
2. Woodland areas reduced 10. Possible boat house and jetty

X . . Proposed trees Proposed SANG (Suitable Alternative Natural Greenspace)

3. Understory vegetation cleared to reveal the maze 1. Wetland planting to lake perimeter

Aci I ic Ri
4. Proposed development areas 12. Possible bird hide cid grassiand Public Right of Way
5. Restored avenues with tree inter planting 13. Forecourt parking area cleared of cars Rough grass Proposed Permissive Footpath
6.  Historic parkland trees re-planted as first edition O.S. 14. Sports facilities retained Amenity grass
7.  Car park espalier trees removed and replaced with native 15. De-silt lake

tree groups. Occasional parking spaces to be removed to
facilitate new planting.

The next boards will describe and explain the options we are developing for the Mansion

and for development on the Estate.
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The Mansion

Following the Public Consultation and discussions with Stakeholders, City & Country has

identified three potential options for the use of the Mansion:

1. Hotel

Ground Floor
2.Residential

Ground Floor
3.Care Home

Ground Floor

First Floor

First Floor

First Floor

The pros and cons of each option are as follows:

Hotel Pros
® Use for the whole building
® Public access to principal fine rooms

® Management of the building

Multiple Residential Pros

® Self supporting beneficial use for the whole building

® Bathrooms and kitchens can be located in low sensitivity areas

® Basements can be designed for plant, flats, guest rooms or as
holiday lets

® Lower parking requirements

® Improved public access

® long term future secured

Care Home Pros

® Use for the whole building

® Lowest traffic generator

® Lowest parking requirements
°

Management of the building

www.cityandcountry.co.uk

Hotel Cons

Significant intervention to provide fire security

Requires bathrooms scattered throughout with associated servicing
Not viable room numbers for an operator

Kitchens require significant intervention to service

Highest traffic generator

Long term use not guaranteed

Mulciple Residential Cons

® Requires significant intervention to provide fire security

® Reduces the flow between the principal fine rooms

® Service charges will be unaffordable unless there are a minimum

number of apartments

Care Home Cons

® Significantintervention to provide fire security

Requires bathrooms scattered throughout with associated servicing
Requires hygienic and easily cleanable surfaces

Not viable room numbers for an operator who will prefer new build

Kitchens require significant intervention to service
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The Estate

Our understanding of the buildings, the site and the surroundings, as well as feedback
from the first consultation exercise, has influenced the evolution of the masterplan. In
order to secure a long term, sustainable future for this listed building and historic
landscape, it is important that we find the right balance between the restoration
aspirations, the potential Section 106 contributions and the number of new homes

required to achieve this.

Our evolving proposals for newly built properties within the wider estate include
sympathetically designed 4 and 5 bedroom detached houses, along with 3 bedroom

terraced houses.

Extract from Sketch Masterplan

The existing buildings on Reading Avenue, known as The Quadrant, provide an

opportunity for reuse and conversion into apartments.

Existing Existing

Other Buildings

We are looking at options to re-use other existing buildings, such as the Nuffield and
Newsam building. These potential uses could include a Care Home and/or Hotel; the
same pros and cons associated with these uses in the Mansion would also be applicable.
Alternatively these buildings could be used for ancillary uses associated with the
residential option, however, we also need to consider their removal, as this would have a

positive impact in enhancing the setting of the listed Mansion.

www.cityandcountry.co.uk CITY

COUNTRY




Viability and Deliverability

The National Planning Policy Framework recognises the importance of
finding a deliverable and viable solution, and both local and national
planning policy accepts that heritage projects cannot always meet the

usual provisions of SI06 requirements such as affordable housing.

Therefore, as part of the consultation process, where different options
will be considered, we will carry out viability appraisals to ensure a
sensible balance is maintained in order to deliver the high quality
solution befitting these irreplaceable heritage assets.

With heritage restoration projects there is always a delicate balance to
be struck between the financial contributions that can be made, the
quantity of new buildings a site can accommodate, and the impact on
the heritage assets at the centre of the proposals. Therefore, before
submitting the planning application for this site a development
appraisal will be issued to Hart District Council, so they can review the
viability and then balance this against our proposals and the impact on
the historic buildings.

Time is of the Essence

Time is of the essence as historic buildings deteriorate rapidly if left
empty; as they become prone to vandalism, theft and most

catastrophic of all, fire.

Itis therefore important that all key stakeholders and the local
community work together to find a viable and deliverable solution for
Bramshill House and Gardenswhich can be brought forward as soon

as possible following the vacation by the Police College.
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Next Steps

Thank you for taking the time to visit our Public Consultation.

Your views are important to us and we would appreciate it if you could take the time to
inform us of your vision, aspirations and any concerns you may have about securing the

long term future of this exceptional heritage asset.

Over the coming weeks we will review all of the completed forms we receive today, as we

believe these to be very significant.

We intend to host further Public Consultations, which will summarise the feedback that

we have received and how we have responded.

Finally, we are always interested in hearing about your memories of the site and

particularly welcome any information or photographs you may have about its history.

For further information and updates on the progress
of our proposals, please visit our website.

www.cityandcountry.co.uk CITY

COUNTRY






