
 

 
 
 
 
 

 
 

Investment Board 
 
 
Date: Thursday, 15th February, 2024 
Time: 6.00 pm 
Venue: Council Chamber - Council Offices, London Road, Saffron Walden, 

CB11 4ER 
 
Chair: Councillor N Reeve 
Members: Councillors G Bagnall, C Criscione, J Evans, R Gooding, N Gregory, 

N Hargreaves (Vice-Chair), D McBirnie and G Sell 
 
 
 
 

AGENDA 
 
  
1 Apologies for Absence and Declarations of Interest 

 
 

 To receive any apologies for absence and declarations of interest. 
 

 
 
2 Minutes of the previous meeting 

 
4 - 6 

 To consider the minutes of the previous meeting.  
 

 
 
3 UDC Property Portfolio Q3 2023/24 Report 

 
7 - 179 

 To consider the report regarding the UDC Property Portfolio for 
Quarter 3 2023/24.  
 

 

 
4 Independent Member Recruitment 

 
180 - 183 

 To consider the report regarding Independent Member Recruitment.  
 

 
 
5 Commercial Strategy 2024 - 2029 

 
184 - 208 

 To consider the Commercial Strategy 2024-29. 
 

 
 
6 Exclusion of public and press 

 
 

Public Document Pack



 To exclude the public and press due to consideration of reports 
containing exempt information within the meaning of section 100I 
and paragraph 3 part 1 Schedule 12A Local Government Act 1972. 
 

 

 
PART 2 

 
Exclusion of Public and Press 

 
7 Commercial Portfolio - Annual Review 209 - 238 

 To consider the Commercial Portfolio – Annual Review.  
 

 
 
8 Sale of a Commercial Portfolio Asset 239 - 289 

 To consider the report regarding the sale of a Commercial Portfolio 
Asset. 
 

 

 
 



 
For information about this meeting please contact Democratic Services 

Telephone: 01799 510410, 510369, 510460 or 510548  
Email: Committee@uttlesford.gov.uk 

 
General Enquiries 

Council Offices, London Road, Saffron Walden, CB11 4ER 
Telephone: 01799 510510 

Fax: 01799 510550 
Email: uconnect@uttlesford.gov.uk 

Website: www.uttlesford.gov.uk 
 
 

mailto:Committee@uttlesford.gov.uk
mailto:uconnect@uttlesford.gov.uk
http://www.uttlesford.gov.uk/


 

 
 

INVESTMENT BOARD held at UDC LITTLE CANFIELD DEPOT - HIGH 
CROSS LANE EAST, LITTLE CANFIELD, DUNMOW, CM6 1TH, on 
THURSDAY, 16 NOVEMBER 2023 at 6.00 pm 
 
 
Present: Councillor N Reeve (Chair) 
 Councillors G Bagnall, J Evans, R Gooding, N Gregory, 

D McBirnie and G Sell 
 
Officers in 
attendance: 

A Webb (Strategic Director of Finance, Commercialisation and 
Corporate Services), C Gibson (Democratic Services Officer) 
and N Wittman (Director of Digital Innovation and 
Commercialisation) 

 
  

IB10    APOLOGIES FOR ABSENCE AND DECLARATIONS OF INTEREST  
 
Apologies for absence were received from Councillor Hargreaves and Richard 
White (Independent Member). 
  
There were no declarations of interest. 
  
  

IB11    MINUTES OF THE PREVIOUS MEETING  
 
The minutes of the meeting held on 21 August 2023 were approved.  
  
  

IB12    FEEDBACK FROM MEMBER DISCUSSION ON THE GOVERNMENT 
REVIEWS INTO LOCAL AUTHORITY COMMERCIAL INVESTMENTS  
 
The Chair introduced the item and reported back from the Councillors’ informal 
meeting.  
  
He said that appropriate concerns were in place and highlighted four areas of 
significance: 
  
1.     The need to engage a second Independent Member on the Board, preferably 

from the direct property industry. 
2.     The need to carefully consider the role of advisors, who are likely to be 

advising elsewhere too. 
3.     To perhaps consider the introduction of sliding scale fees for land agents and 

solicitors. 
4.     To ensure that governance and advice arrangements are in place for future 

divestments. 
  
There was then a general discussion. The following issues were raised: 
  
        The benefits gained in not delegating authority in respect of investment 

decisions unlike that at Thurrock Council. 

Page 4

Agenda Item 2



 

 
 

        The obstacles that had been put in place by the Government in respect of 
local authority investments; in addition, the lack of clear criteria in place for 
borrowing at the PWLB. 

        The lack of any Scrutiny arrangements at Thurrock Council where there had 
been no oversight by Members. UDC Investment Board itself had provided 
the Scrutiny function with the Commercial Strategy being reviewed by 
Scrutiny Committee. 

        The suggestion was put forward of tabulating the differences between UDC 
and the other two authorities under review. The Chair said that he considered 
that this would involve a lot of effort for little value. 

        The need to ensure that Members fully understand the pros and cons of any 
future divestments and receive appropriate expert advice and guidance. 
Divestment could be a slower process than the previous need to react at 
pace to proposed investments and would only be done at the right time. UDC 
have previously used the best solicitors and agents available to support their 
investments and would look to utilise the same expertise in any proposed 
divestments. The principle of “off-market” valuations was discussed; many 
land agents talk off the record. Any divestment decisions would be taken 
through Investment Board and Council and were likely to taken in early 2024. 

        The CIPFA Guidance was highlighted; once per year there had to be a report 
on investments and if any assets provided positive benefits they should be 
sold. There were different ways of interpreting these guidelines, but External 
Audit are also governed by CIPFA Guidance and could provide a challenge.  

        The specific uniqueness of Chesterford Research Park was highlighted in 
respect of the need for further scientific research space in the Cambridge 
area. 

        The previous intention when Investment Board first convened had been to 
make investments, flip them and then refresh. This was no longer possible. 
The Chair stated that the priority had been to maximise yield, whilst also 
considering suitable opportunities in district. The point was made that UDC 
currently had very good tenants in place. 

  
The Chair summarised the discussion and said that the discussion had 
reinforced the points made previously at the Councillors’ informal meeting. 
  
  

IB13    UDC PROPERTY Q2 REPORT  
 
The Strategic Director outlined the report. He highlighted that the 35-year lease 
with MOOG had now been signed and that Stane Retail Park Phase 2 had now 
been removed from the report. He referred to the current yield on the Portfolio 
summary (page 9) as being 5.21% and that the assumption was that any future 
loans to Aspire (CRP) Ltd would be at 7.5% (page 10). The valuation of 
Chesterford Research Park of £209.5m was clarified, giving a valuation to both 
investors of £104.75m (page 11).  
  
In response to various questions the Strategic Director undertook to provide 
further explanation as to the fall in the Mansion House valuation after “the 
financial crash” from £4.150m in September 2022 to £2.31m in December 2022 
(page 12).  
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The Director of Digital Innovation and Commercialisation gave very positive 
feedback on her recent visits to MOOG at Tewkesbury and Waitrose at Chorley 
and said that solar panels were in use at both locations. She said that the 
intention was to visit all sites at least once per year as owners. 
  
The Strategic Director highlighted the total asset valuation of £276m against the 
price paid of £247.5m (page 25). He said that valuations were still affected by 
“the 2022 crash” but that revenue had been the priority, rather than valuations.  
  
In response to further questions, the Strategic Director said that: 
  
        The MOOG valuation was perhaps on the low side but that the valuers had 

no similar transactions for a 35-year lease to compare to. 
        The Skyway House valuation had dropped as office spaces had lost value.  
        Quarterly valuations were the industry standard. 
        In respect of the borrowing figures (page 26), the weighted average of 4.22% 

was still below the MTFS assumption of 4.85%; one-year offers had dropped 
from September rates back to those being offered in the summer, an 
indication that the market is stabilising. 

        £18.5m of loans were shortly due to be renegotiated. 
        In respect of net yield figures being affected by differences in interest rates of 

as little as 0.01%, the Treasury Team were fully focussed on such issues. 
        Although the MTFS had been based on an intention to sell one or more 

assets in the current financial year, the Council does not need to sell. 
        He would ask for a report to be prepared to ensure that all insurances in 

place were sufficient. 
  
The Chair said that in light of the discussion there was no need to take the next 
item as this had simply provided evidence for the valuations. He said that in 
summary the position was not as good as hoped for two years ago but that 
investments were holding up. 
  
The item was noted. 
  
  

IB14    CBRE Q2 VALUATION REPORT  
 
This item was covered within the previous agenda item. 
  
  
Meeting closed at 8.15 pm. 
  
 
  

Page 6



1 
 

 

 
 
 

Uttlesford Property Portfolio 
Q3 Report 

1 October 2023 – 31 December 2023 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prepared by: The Asset Management Team – February 2024  

Page 7

Agenda Item 3



2 
 

Contents 
 
 
 
 
 

 Page 
 

Glossary of Terms 
 

3 

Summary 
 

3 

Portfolio Assets – Quarterly Update 
 

5 

Portfolio Valuation 
 

19 

Financing 
 

19 

Risks 
 

21 

 
  

Page 8



3 
 

Glossary of Terms 
 
Acquisition Price 
 

The purchase price of the asset excluding one-off costs such 
Stamp Duty, agents and legal fees 
 

ERV Estimate Rental Value 
 

Rent Total of actual rent paid by tenants and loan repayments made by 
Aspire (CRP) Ltd 
 

Net Income to the Council (NIC) Net Income after deducting borrowing and agent costs 
 

NIC Yield 
 

Net Income after deducting borrowing and agent costs as a 
percentage of Acquisition Price 
 

Net Rent Rent less the costs of borrowing and estate management 
 

Yield 
 

Rent as a percentage of Acquisition Price 

 
Summary 
 
In February 2023 the Council adopted the Commercial Strategy and in so doing confirmed that due to 
changes in Government and CIPFA policies the portfolio was complete, although further acquisition at 
Stane Retail Park and more development at Chesterford Research Park was possible. Since that date the 
opportunity at Stane Retail Park has not materialised as the developer is retaining ownership due to the 
downturn in the market.  
 
To date £250,709,231 has been committed with an agreed further loan to Aspire (CRP) Ltd of £17,760,000 
giving a total allocation of £268,469,231.  
 
The yield of the committed portfolio is 5.12% and this rises to 5.37% when the additional loan is included. 
This yield reflects the risk appetite of the Council and the desire for well-known/established brands as 
tenants. 
 
Portfolio Summary – Committed 
 

 
 

• Loan payments on the £21,060,000 loan to Aspire (CRP) Ltd do not start until 1/4/2025 
 

Asset No. Asset Acquisition Price Rent p.a. Yield

£ £ %

1 Loan to Aspire (CRP) Ltd 63,896,500 2,814,950 4.41

2 Skyway House, Takeley 20,000,000 1,128,000 5.64

3 1 Deerpark Road, Livingston 4,758,374 372,546 7.83

4 Regional Distribution Centre, Chorley 54,608,773 2,840,000 5.20

5 Stane Retail Park – Phase 1 27,004,322 1,702,670 6.31

6 Distribution Warehouse, Gloucester 42,692,000 2,293,433 5.37

7 Headquarters, Tewkesbury 37,749,262 1,680,500 4.45

Total 250,709,231 12,832,099 5.12
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Portfolio Summary – Agreed loans not yet drawn down or interest payments not yet started 

 
 
Portfolio Combined – Committed and Agreed 
 

 
 
Net Income to the Council (NIC) 
 
The NIC for the 2023/24 financial year (as forecast to the 31 March 2024) is as follows. 
 

 

• Loan payments on the £21,060,000 loan to Aspire (CRP) Ltd do not start until 1/4/2025 
• It should be noted that this is the commercial position. Local Authority accounting treatment, 

including that of rent free periods and Minimum Revenue Provision, along with a May 2023 rent 
start date for the headquarters building in Tewkesbury reduces the net rent sum further. 

Asset Valuation 

The valuation for the overall portfolio has decreased by £6,900,000 in this quarter following a £6,200,000 
increase in the previous quarter. The valuation for the whole portfolio is now £269,100,000 compared to an 
acquisition price of £250,709,231 

  

Asset No. Asset Acquisition Price Rent p.a.

£ £

1 Agreed loans to Aspire (CRP) Ltd 17,760,000 1,332,000

1 Loan to Aspire (CRP) Ltd 6/12/2023 3,300,000 247,500

Total 21,060,000 1,579,500

Portfolio Acquisition Price Rent p.a. Yield

£ £ %
1 Committed 250,709,231 13,079,599 5.12

2 Agreed not yet drawn down 17,760,000 1,332,000 7.50

Total 268,469,231 14,411,599 5.37

Acquisition 
Cost

Net Income to the 
Council (NIC) NIC Yield

£ £  %
Rent 12,832,099

Less
Cost of borrowing -8,410,000

Managing Agent -194,282
250,709,231 4,227,817 1.69
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Portfolio Assets – Quarterly Update 
 
The main message coming from the external advisers is that the investment market has continued to be 
relatively quiet over the last quarter with transactions still being impacted by the rate of borrowing as the 
Bank of England tries to battle inflation.  
 
Interest rates, and therefore the cost of borrowing, are expected to remain at or about existing levels for a 
large part of 2024. 
 
Chesterford Research Park 
 
Funding 
The Council has loaned Aspire (CRP) Ltd a total of £63,896,500 for the acquisition and further development 
of the Park. As far as the Council Portfolio is concerned the ‘asset’ is the loan which the company makes 
repayments on each year. Loans given to date are; 

 

 

 

 

 

 

 

 

 

 

 

• The Council has the ability to request the repayment of any or all loans at any point in time 
 

At the Full Council meeting in August the Council agreed to loan Aspire (CRP) Ltd a further £21,060,000 for 
the development of Building 800 and phase 1 of the solar farm. This will be drawn down over the coming 
two years with repayments commencing on 1 April 2025. The first drawdown of £3,300,000 was made in 
December of this quarter. 

At the September Planning Committee full permission was obtained for a new building covering Plots 1100 
and 1200. Outline permission was also obtained for a further four plots. The Park will shortly go out to 
tender for the construction of Building 1100/1200 and a further loan request will be made by Aspire (CRP) 
Ltd to the Council in due course. 

Vacant units 

At the time of reporting this information was not available. 
 
Valuation 
The Nucleus negative sum is based on an assumption that the building will operate at a loss for the next eight 
years and uses the current actual position as the basis for the calculation. 
Individual unit valuations are shown on the next page.  

 
 

Drawdown Date Amount Loan Term Rate % Repayment Basis Loan Interest 
Receivable 2023/24

£ £

03/05/2017 47,250,000 50 years 4.0 Interest Only 1,890,000
26/03/2018 223,000 49 years 1 month 4.0 Interest Only 8,920
02/01/2019 2,518,000 48 years 4 months 4.0 Interest Only 100,720
20/08/2019 3,000,000 20 years 4.5 Principal & Interest 230,628
09/06/2020 1,250,000 20 years 4.5 Principal & Interest 96,095
01/07/2020 2,600,000 20 years 4.5 Principal & Interest 199,878
15/03/2021 2,975,500 20 years 4.5 Principal & Interest 228,745
26/08/2021 780,000 20 years 4.5 Principal & Interest 59,963
06/12/2023 3,300,000 50 years 7.5 Interest Only commencing 1/4/2025 0

Total of Loans 63,896,500 Annual payment from Aspire (CRP) Ltd 2,814,950
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As can be seen from the valuation figures, the Park is currently valued at £203,550,000 which gives a value 
per investor of £101,775,000 a potential pre-tax profit of £37,878,500 
It should be noted that this valuation is based on the sale value of the whole of the Park. Should the Council 
request Aspire (CRP) Ltd to sell it’s 50% share the value would not be that shown above as any potential 
buyers would discount the value on the basis of it only being a share, not the whole, for sale. In addition, 
the value would likely be reduced further as Aspire (CRP) Ltd are not the asset managers, that is a function 
undertaken by Aviva. 
Without testing the market it is very difficult to estimate the value of selling only a 50% share. Life sciences 
remains a premium investment as does the Cambridge/Oxford corridor which means that the discount may 
be reduced compared to a non-life sciences park elsewhere in the country. 
As the asset is owned by Aspire (CRP) Limited any sale would be liable to tax. Below are estimates of 
returns to the Council, for a number of sale price options, to demonstrate the impact of tax, and potential 
discounting as set out above. 

 
 
Top 10 Tenants by Rent 
At the time of reporting this information was not available. 
 
Rent Paid 
 
At the time of reporting this information was not available. 
 

Approximate sale receipt
Sale price (£) 101,775,000 95,000,000 90,000,000 85,000,000
Less
land agents -1,221,300 -1,140,000 -1,080,000 -1,020,000
solicitors -508,875 -475,000 -450,000 -425,000
Subject to Tax 100,044,825 93,385,000 88,470,000 83,555,000
Tax -9,037,081 -7,372,125 -6,143,375 -4,914,625
Balance to the Council 91,007,744 86,012,875 82,326,625 78,640,375

Building March 2022 June 2022 September 2022 December 2022 March 2023 June 2023 September 2023 December 2023

Mansion House 4,220,000 2,890,000 4,150,000 2,310,000 2,460,000 2,840,000 2,910,000 3,420,000

Science Village 25,300,000 27,100,000 27,100,000 27,250,000 28,200,000 28,250,000 29,400,000 28,250,000

Nucleus -3,384,502 -5,427,101 -5,335,543 -8,406,769 -8,377,472 -8,366,665 -8,353,586 -8,874,194

Garden Cottage 150,500 150,400 -47,345 -119,241 -126,649 -117,609 -115,623 -255,499

Older perm buildings 3,050,000 3,950,000 4,430,000 3,900,000 4,450,000 4,400,000 4,480,000 4,470,000

Older temp buildings 2,430 895,200 892,900 822,300 820,000 817,400 814,600 813,000

Building 60 34,800,000 36,100,000 36,150,000 37,450,000 39,700,000 41,150,000 41,250,000 39,100,000

Building 200 23,300,000 26,100,000 26,200,000 23,350,000 23,450,000 23,450,000 23,550,000 22,350,000

Building 300 35,450,000 36,550,000 36,550,000 37,450,000 39,350,000 40,650,000 40,850,000 38,700,000

Building 400 6,640,000 7,760,000 7,760,000 7,180,000 7,190,000 7,180,000 7,190,000 7,200,000

Building 600/700 50,150,000 53,300,000 53,400,000 47,700,000 45,300,000 45,450,000 45,550,000 45,650,000

Building 900 13,950,000 13,300,000 13,300,000 12,700,000 12,700,000 12,650,000 12,650,000 12,650,000

Building 50 8,980,000 9,690,000 9,660,000 8,920,000 8,890,000 8,860,000 8,840,000 8,820,000

Miscellaneous 1,640,000 1,640,000 1,630,000 1,650,000 1,650,000 1,640,000 1,640,000 1,630,000

Estate s/c shortfall -3,674,823 -6,162,761 -6,068,248 -11,743,206 -11,761,056 -11,802,458 -11,835,291 -14,407,239

Development Land 13,150,000 13,150,000 13,500,000 16,400,000 16,200,000 16,750,000 16,750,000 17,800,000

Estate Capex -5,400,071 -6,660,278 -6,118,161 -6,088,161 -6,088,161 -6,088,161 -6,088,161 -5,675,906

Value £208,300,000 £214,500,000 £217,250,000 £201,250,000 £204,000,000 £207,800,000 £209,500,000 £203,550,000
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Portfolio Valuation 
 
The Council employ CBRE to provide a quarterly valuation of the Council owned assets, their yield sheet 
report is attached at Appendix One. In summary, as at the end of quarter 3 the position is as shown below 
 

 
 
When the loan to Aspire (CRP) Ltd is included the total asset valuation is as shown below 

 
 
Financing 
 
The Portfolio is financed from three sources 
 

1. Internal borrowing – when the Council has excess funds to invest 
2. Loans from PWLB and Phoenix Life Ltd 
3. Borrowing from other local authorities 

 
The split between 1 and 3 above varies on a week-to-week basis. On the following page is a snapshot of 
the arranged external funding as at 16 January 2024 which totals £209,098,673 
 

Price paid (including future 
commitments)

Amount paid as at 
31 December 2023

DEC 2022 MAR 2023 JUN 2023 SEP 2023
Valuation as at 31 
December 2023

£ £ £ £ £ £ £

Colchester, Stane RP 27,004,322 26,504,322 27,250,000 28,275,000 28,200,000 27,550,000 27,125,000

Chorley, Waitrose RDC 54,608,773 54,608,773 54,400,000 54,400,000 53,600,000 52,200,000 50,900,000

Livingston, 1 Deer Park Road 4,758,374 4,758,374 4,750,000 4,750,000 4,750,000 4,750,000 4,675,000

Takeley, Skyway House 20,000,000 20,000,000 17,625,000 16,250,000 15,950,000 15,650,000 15,425,000

Gloucester, Amazon 42,692,000 42,278,237 41,000,000 41,000,000 39,500,000 38,200,000 36,300,000

Tewkesbury, MOOG HQ 37,749,262 37,464,079 23,750,000 23,900,000 23,900,000 32,900,000 32,900,000

186,812,731 185,613,785 168,775,000 168,575,000 165,900,000 171,250,000 167,325,000

Price paid (including future 
commitments)

Amount paid as at 
31 December 2023

DEC 2022 MAR 2023 JUN 2023 SEP 2023
Valuation as at 31 
December 2023

£ £ £ £ £ £ £

Colchester, Stane RP 27,004,322 26,504,322 27,250,000 28,275,000 28,200,000 27,550,000 27,125,000

Chorley, Waitrose RDC 54,608,773 54,608,773 54,400,000 54,400,000 53,600,000 52,200,000 50,900,000

Livingston, 1 Deer Park Road 4,758,374 4,758,374 4,750,000 4,750,000 4,750,000 4,750,000 4,675,000

Takeley, Skyway House 20,000,000 20,000,000 17,625,000 16,250,000 15,950,000 15,650,000 15,425,000

Gloucester, Amazon 42,692,000 42,278,237 41,000,000 41,000,000 39,500,000 38,200,000 36,300,000

Tewkesbury, MOOG HQ 37,749,262 37,464,079 23,750,000 23,900,000 23,900,000 32,900,000 32,900,000

186,812,731 185,613,785 168,775,000 168,575,000 165,900,000 171,250,000 167,325,000

Aspire (CRP) Ltd 63,896,500 63,896,500 100,625,000 102,000,000 103,900,000 104,750,000 101,775,000

Total Portfolio 250,709,231 249,510,285 269,400,000 270,575,000 269,800,000 276,000,000 269,100,000
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Borrowing as at 16/01/24

GF/HRA Date Lender Amount (£) Maturity Rate (%)
GF 07-Jun-22 Crawley Borough Council 5,000,000 06-Jun-24 2.25
GF 23-May-23 South Oxfordshire District Council 3,000,000 21-May-24 4.60
GF 23-May-23 South Oxfordshire District Council 1,000,000 21-May-24 4.60
GF 23-May-23 Bridgend County Borough Council 4,000,000 21-May-24 4.60
GF 04-Aug-23 Gloucestershire County Council 5,000,000 02-Aug-24 5.30
GF 03-Jul-23 West Yorkshire Combined Authority 4,500,000 17-Jun-24 5.20
GF 29-Aug-23 Barnsley Metropolitan Borough Council 5,000,000 29-May-24 5.20
GF 19-Jul-23 North Hertfordshire District Council 2,000,000 19-Jan-24 5.20
GF 04-Aug-23 Hyndburn Borough Council 2,000,000 02-Aug-24 5.20
GF 04-Aug-23 Local Government Association 1,500,000 02-Aug-24 5.55
GF 04-Aug-23 Local Government Association 1,500,000 02-Aug-24 5.55
GF 19-Jul-23 Police & Crime Commissioner for Avon & Somerset 5,000,000 01-Jul-24 5.80
GF 12-Sep-23 North Northamptonshire Council 5,000,000 10-Sep-24 5.70
GF 12-Sep-23 South Oxfordshire District Council 7,000,000 10-Sep-24 5.70
GF 07-Sep-23 Northern Ireland Housing Executive 5,000,000 07-May-24 5.70
GF 07-Sep-23 The Vale of Glamorgan Council 3,000,000 07-May-24 5.70
GF 01-Sep-23 Royal Borough of Kingston Upon Thames 5,000,000 01-Mar-24 5.75
GF 11-Sep-23 London Borough of Sutton 5,000,000 11-Jun-24 5.76
GF 21-Sep-23 East Suffolk Council 5,000,000 15-Jul-24 5.80
GF 13-Nov-23 East Suffolk Council 4,000,000 15-Jul-24 5.60
GF 05-Dec-23 Cornwall Council 15,000,000 05-Aug-24 5.75

GF 05-Jul-17 Phoenix Life Ltd 35,784,992 05-Jul-57 2.86

GF 22-Sep-22 Public Works Loans Board 29,813,681 22-Sep-71 4.28
GF 29-Sep-22 Public Works Loans Board 50,000,000 27-Sep-30 4.16

Total 209,098,673
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Risks 
 

Likelihood Scores                                                                                                 
 

Score Probability 

1 (Little Likelihood) Less than 10% 

2 (Some Likelihood) 10% to 50% 

3 (Significant Likelihood) 51% to 90% 

4 (Near Certainty) More than 90% 

Impact Scores 
 
 

Score Impact Level on Strategic Objectives 

1  Minor impact/delay/difficulty 

2  Small impact/delay/difficulty 

3  Considerable impact/delay/difficulty 

4  Extreme impact/delay/Difficulty 

 
 

 

 
 
 
Each risk score for likelihood and impact is plotted onto a risk matrix to produce its score. A 
green score indicates risks which the organisation is most prepared to accept and red those 
which are less likely to be accepted.  

 
 

4 4 8 12 16 
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23-IB-01 LONG TERM BORROWING 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

2 4 8 • Phoenix loan is secured  
• 2 x PWLB loans are secured 

Current 
Likelihood 

Current 
Impact 

Current 
Score Further Action 

2 4 8 • Evaluate sale of one or more assets  

Target 
Likelihood 

Target 
Impact Target Score Action owner Planned Completion date 

The council is unable to secure long term 
borrowing  AW 

1 4 4 AW ongoing 

Progress Update (December 2023) 

➢ No further long term borrowing is planned at the present time 

 
23-IB-02 INTEREST RATES 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

2 4 8 • Phoenix loan and 2 x PWLB loans are secured 
Current 

Likelihood 
Current 
Impact 

Current 
Score Further Action 

3 4 12 
• Evaluate sale of one or more assets 
• Consider additional PWLB loans  

Target 
Likelihood 

Target 
Impact Target Score Action owner Planned Completion date 

Interest rates increase leading to a further 
reduction in net income  AW 

1 4 4 AW ongoing 

Progress Update (December 2023) 

➢ Base rate has stayed static for the last 3 months, as therefore has the cost of borrowing.Over the next few of years the investment net contribution will be 

lower than in previous years, recovering towards the end of the five year period as reflected in the Council’s MTFS 
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23-IB-03 TENANT DEFAULT 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

2 4 8 
• Additional financial due diligence undertaken ahead of all purchases 
• Monitoring of tenants both financial information and news channels 

Current 
Likelihood 

Current 
Impact 

Current 
Score Further Action 

1 3 3  

Target 
Likelihood 

Target 
Impact Target Score Action owner Planned Completion date 

Tenants default on rental payments 
either short term or because of business 
failure  AW 

1 4 4 AW ongoing 

Progress Update (December 2023) 

➢ Tenants passed the viability test and no adverse financial reports this quarter 

➢ Commercial asset reserve will enable short term rent losses to be covered without detriment to council services 

 

23-IB-04 BUILDING LOSS 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

1 4 4 
• UDC fully insures the building and recharges the tenant 
• Copies of fire safety procedures/test etc. held by agent  

Current 
Likelihood 

Current 
Impact 

Current 
Score Further Action 

1 4 4 • Monitor procedures as part of the inspection process  

Target 
Likelihood 

Target 
Impact Target Score Action owner Planned Completion date 

Loss of building due to fire/flood leading to 
no rent being received for duration of the 
repair/reinstatement AW 

1 4 4 AW ongoing 

Progress Update (December 2023) 

➢ Discussions with all tenants on fire safety etc. Inspections check for issues and ensure maintenance repairs etc. are undertaken 

➢ Commercial asset reserve will enable short term loss in rent to be covered without detriment to council services 
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23-IB-05 REPUTATION 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

1 4 4 

• Tenants checked as part of initial due diligence 
• Continuous monitoring of tenants both financial information 

and news channels 
Current 

Likelihood 
Current 
Impact 

Current 
Score Further Action 

1 3 3  

Target 
Likelihood 

Target 
Impact Target Score Action owner Planned Completion date 

Actions of tenants affect the reputation of 
the Council  AW 

1 3 3 AW ongoing 

Progress Update (December 2023) 

o No adverse or positive news stories this quarter  
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Committee: Investment Board 

Title: Independent Member Recruitment 

Date: 
15 February 2024 

Report 
Author: 

Adrian Webb, Director of Finance and 
Corporate Services 
awebb@uttlesford.gov.uk 
01799 510421 

Item for decision:  
 

 
Summary 

 
1. This report sets out the current position with regards to the Independent 

Member vacancy on the Investment Board. 

Recommendations 
 

2. That Members appoint three councillors to form the interview panel for the 
vacancy roles. 

Financial Implications 
 

3. Costs of the Independent Members are built into the 2024/25 budget and 
modelled into the new Medium Term Financial Strategy (MTFS).  

 
Background Papers 

 
4. The following papers were referred to by the author in the preparation of this 

report and are available for inspection from the author of the report. 
 
None 

 
Situation 
 

5. In early 2021 one of the independent persons on the Investment Board 
resigned.  

6. The appointment of the role is a Cabinet function and the process to fill the 
vacancy will start shortly. 

7. Previously the independent person appointed to the Investment Board was 
interviewed by a panel of three members of the Investment Board and they 
recommended the appointment to Cabinet. 

8. For consistency it is recommended that the same approach is undertaken this 
time around. 

9. It would be reasonable for the panel to agree the candidates for interview with 
the existing independent person, so that they have some engagement with the 
process. 
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10. Attached at Appendix One is the proposed advert for information and to provide 
the timescale. The advert will be placed on the Council website and promoted 
via social network channels.  
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Appendix One 

 

Uttlesford District Council Investment Board 
Independent Member 

Remuneration - £550.68 per annum to include 
expenses 

 

 

Uttlesford District Council is recruiting an Independent Member for its Investment Board to 

provide support and challenge as it maintains its asset portfolio. 

Central Government funding for local authorities has been reducing for many years. Councils 

such as Uttlesford are in the position where they need to generate additional income from a 

variety of sources, including commercial property investment. 

In 2017 the Council, through a wholly owned subsidiary, acquired a 50% share in 

Chesterford Research Park (CRP) in a joint venture partnership with Aviva Life and 

Pensions. This venture has proved extremely successful with a significant revenue receipt 

being received by the Council each year (approximately £2.7 million per annum). 

Between 2020 and 2022 the Council acquired a further six commercial investments and the 

Portfolio now has a value of £270 million. 

In 2019 the Council established an Investment Board to guide and steer it through its 

acquisition process and to monitor the performance of its commercial portfolio. The Board is 

made up of elected councillors. The income raised from existing and future investments will 

be used to fully support the services currently provided by the Council to its residents. 

The Government’s position on commercial investments by local authorities has changed and 

now it is about maintaining and reviewing our assets and recommending sales when it is 

deemed appropriate to do so. 

As an Independent Member of the Investment Board we are looking for people who will add 

to the strengths of the existing Board members, and support and challenge the Council as it 

maintains its asset portfolio. Experience of property investment is required, preferably as part 

of a business background, and probably at board level. 

The Board meets formerly four times per annum; however there may also be the need for ad 

hoc meetings as asset opportunities arise. Typically meetings will be held in-person either at  

Saffron Walden or Little Canfield, although the Board can meet remotely if necessary. 
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For an informal discussion please contact Adrian Webb, Strategic Director of Finance, 
Commercialisation and Corporate Services on 01799 510421 or by email 
awebb@uttlesford.gov.uk.  

Closing date for completed applications is midday on x. 

Interviews will be held week beginning x. 

We positively welcome applicants from all sections of the community. 
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Commercial Strategy 2024 to 2029 
 
 
 
 

 
 
 
 
 

Prepared by: 
Commercial Team 
Uttlesford District Council 
January 2024 
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1  

Introduction 
 

1. The Council recognises that as a consequence of reducing government funding 
there is an increased requirement to generate additional income to underpin the 
core services provided by the Council to its residents. Traditional ways of 
generating additional income such as through Council Tax and fees and charges 
will not be able to absorb the reduction in government funding. By way of 
illustration, a 1% rise in Council Tax is equivalent to about £65,000 in additional 
income. 

 
2. When the 2020-2024 Commercial Strategy was approved in February 2020, the 

Administration indicated that they proposed to address the significant shortfalls 
identified in the Medium Term Financial Strategy (MTFS) primarily through 
investments. To achieve that the Council agreed to set an investment fund 
approved limit of £300 million. 

 
3. Changes in both the CIPFA Prudential Code (the Code) and Government 

legislation on Minimum Revenue Provision (MRP) now mean that the 2024-2029  
MTFS has significant and rising shortfalls in funding, despite the commercial 
portfolio that has been acquired. It is likely that in order to comply with CIPFA 
guidance on asset performance and review, at least one of the commercial 
portfolio assets will be identified as suitable for sale, with the receipt being used to 
reduce the need for future short term borrowing. 

 
4. 2022 was a turbulent year as the country emerged from the pandemic. The first 

six months saw continued growth within the sector. The change of Prime Minister 
and Chancellor in September saw a mini-budget that sent shock waves through 
the whole country and resulted in significant valuation reductions for commercial 
assets, although some sectors such as Life Sciences continued to outperform the 
market. The effect of the September 2022 budget has impacted the sector 
throughout 2023 and this is expected to continue well into 2024.  

 
5. The Council has a commercial asset portfolio for revenue generation purposes, 

not capital growth. Whilst asset values have declined, the rental income has 
increased through rent reviews. The quality of the tenants has meant that the 
Council has not had any default on rental payments, since the assets were 
acquired. However, the Council has established an investment reserve, with one 
aim being to mitigate the risk of tenant rent default should that scenario ever 
arise. 

 
6. This strategy has been developed alongside several corporate strategies including an 

Ethical Investment Policy which is attached as Appendix One. 
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Vision 
 

7. The original 2021 Commercial Strategy had a vision of the Council undertaking 
the investments in order to become self-sufficient and thereby not reliant on 
Government funding. The changes introduced by Government and CIPFA now 
makes that vision unachievable. The vision below sets out what is achievable 
given the constraints under which the Council is working 
 
To generate income to maximise the number and quality of services 
provided by the Council, whilst following the Government and CIPFA rules 
including review of potential asset sales. 

 
CIPFA Prudential Code 2021 (the Code), Public Works Loan Board 
(PWLB) and Minimum Revenue Provision (MRP) 

 
8. The Code was revised and published in December 2021. There are a number of 

changes but two in particular have a negative impact on future commercial 
investments 

 
a) The Code previously said commercial activity should not be undertaken for 

yield. The Code now says ‘an authority must not borrow to invest primarily 
for financial return’. 

 
b) It further strengthens the statement by ‘It is not prudent for local authorities 

to make any investment or spending decision that will increase the capital 
financing requirement, and so may lead to new borrowing, unless directly 
and primarily related to the functions of the authority and where any 
financial returns are either related to the financial viability of the project in 
question or otherwise incidental to the primary purpose.’ 

 
9. There are useful points of clarification which enable the Council to continue to 

invest in Chesterford Research Park and retain the existing commercial assets, 
subject to regular review. 

 
a) ‘Authorities with existing commercial investments (including property) are 

not required by this Code to immediately sell these investments. However, 
Authorities which have an expected need to borrow should review options 
for exiting their financial investments for commercial purposes in their 
annual treasury management or investment strategies. The options 
should include using the sale proceeds to repay debt or reduce new 
borrowing requirements. They should not take new borrowing if financial 
investments for commercial purposes can reasonably be realised instead, 
based on a financial appraisal which takes account of financial 
implications and risk reduction benefits. Authorities with commercial 
property may also invest in the repair, renewal and updating of their 
existing commercial properties.’ 

 
b) ‘the risks associated with investments for service and commercial purposes 

are proportionate to their financial capacity – ie that plausible losses could 
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be absorbed in budgets or reserves without unmanageable detriment to 
local services.’ 

 
10. Whilst the Code does not require the sale of commercial assets it suggests that 

commercial investments should, where the local authority has a need to borrow, 
be subject to an on-going review to consider exit arrangements, taking into 
account the financial implications and risk implications of doing so. 
  

11. In addition to the requirements of the Prudential Code, the Treasury has also 
restricted access to the PWLB where councils borrow for yield. Those that do 
will be unable to undertake new borrowing from the PWLB for any other 
purpose (such as council house building) in the year that the borrowing is taken 
out and the following year. This will cause the Council issues in that with 
Chesterford Research Park there is an almost annual need to invest further as 
the park develops.  
 

12. The Government has also strengthened the position with regards to MRP. 
Councils are now required to set aside annually monies, so as to ensure that, at 
the end of the borrowing term, there is sufficient funds available to pay off the 
amount borrowed.  

 
13. The rule changes now do not allow the council to follow its intended strategy of 

potentially selling assets at the best market opportunity with years remaining on 
the leases and reinvesting to refresh the portfolio and ensure it remains 
balanced.  

 
Aims of the Strategy 

 
14. Given the changes in the Code and MRP the following seven principles guide the 

new strategy 
 

(a) There will be no new commercial investments. 
(b) Subject to (d) and (e) below, The portfolio, as set out in this document is 

therefore complete. Of the £300 million allocated in 2020 to building the 
fund, £268,469,231 (£268 million) has been used or allocated. 

(c) MRP will be applied on an annuity basis over the life of each asset. No 
MRP will be applied on an asset in the year which it is scheduled to be 
sold, providing the receipt is used in its entirety to repay debt. 

(d) As the Council already owns, through Aspire (CRP) Ltd, the land at 
Chesterford Research Park it will continue to develop the asset to 
maximise its value. 

(e) The portfolio will be reviewed on a regular basis, by the Investment 
Board to determine the requirements of the Council and the 
appropriateness of retaining or selling each asset. 

(f) The Council will look to maintain the commercial asset portfolio at an 
investment level of no more than £268 million. However, it should be 
noted that investments may need to take place ahead of sales which 
could temporarily increase that number. 
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Purpose of the Investments 
 

15. The investments are to generate income to enable the council to provide its core 
services. This income requirement has arisen because of reductions in the 
Council’s financing from central government. Government also restricts the 
ability of councils to raise income from council tax increases. 

 
16. The Council seeks to operate in the most cost effective ways and will continuously 

look for improvements in operations that will reduce costs or avoid increased 
costs. However, the scale of reduction in external finance was such that other 
income sources had to be found. 

 

Current Portfolio 
 

Chesterford Research Park 
 

17. In May 2017 the Council, through its wholly owned subsidiary Aspire (CRP) Ltd, 
acquired a 50% share in Chesterford Research Park and formed a joint venture 
with Aviva Investors. As part of the Cambridge Life Science cluster the Park is 
world renowned, having been in existence for 19 years, with available space to 
significantly increase the commercial floor space, plus expand the Park into other 
areas of research to diversify and reduce the risk. 

 
18. The Council gave a loan to Aspire (CRP) Ltd for the purchase of 50% of 

Chesterford Research Park (£47.25m). The loan was funded by 
 

a) Phoenix Life – borrowing of £37m for 40 years on a repayment basis @ 
2.86% fixed. The first £10m drawdown was 5 July 2017 with the 
remainder as follows 

 

5 July 2020 - £12m 
5 July 2021 - £15m 

 
b) Use of reserves and balances (£10.25m) funds the balance. 

 
19. Since the initial purchase the Council has made additional ongoing loans to Aspire 

(CRP) Ltd for further development totaling £16,646,000 taking the current 
investment to £63,896,500. 
 

20. In August 2023 Council approved a request from Aspire (CRP) Ltd for additional 
borrowing of £21,060,000 to fund the 50% share of the new build that is known as 
Building 800 and the development of phase 1 of the solar farm. As at December 
2023 the drawdown of the first £3,300,000 had taken place and is included in the 
figure in paragraph 19 above. No payment is due on this loan until 1 April 2025, to 
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allow for construction and occupation of the new building to take place. 
 

21. Further drawdowns are planned during 2024/25 as Building 800 is delivered. This 
will be a multi-let, near 60,000 sq ft building, a mix of office and laboratory space. 
Phase 1 of the solar farm has a total panel area of circa 1,500m2 which equates to 
3,060 individual PV cells, which are set out in 85 PV tables, with each table 
consisting of cells in a 9x4 grid formation. The solar farm will then provide 
electricity to the following buildings 

 
• The Mansion House 
• Building 60 
• Science Village 
• Building 52 
• Building 800 (when complete) 

 
22. Plans are also being developed for a similar sized building to Building 800 (to be 

known as Building 1100/1200).  
 

23. For 2024/25 the income from Chesterford Research Park is expected to be 
£2,814,950 rising to £4,394,450 by the end of the period. There is also repayment 
to the Council of staff time whilst undertaking company work on Aspire (CRP) Ltd.  
 

Skyway House, Takeley 
 

24. On 30 June 2020 the Council completed the purchase of Skyway House at 
Takeley. The tenant is Weston Homes Plc who have signed a 25 year 
lease with no break clause. 
  

 

 
 

Stane Retail Park, Colchester 
 

25. On 4 August 2020 the Council completed on the forward funding opportunity at 
Stane Retail Park on the outskirts of Colchester adjacent to the A12. This 
development saw the construction of two buildings, one for Aldi and the other for 
B&Q located on an extension to the existing site. Aldi has signed a 25 year lease 
with a break option at year 20 (2041). B&Q has signed a 15 year lease with no 
break and a tenant right to renew option. 
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1 Deer Park Road, Livingston 
 

26. On 21 August 2020 the Council completed on the acquisition of 1 Deer Park 
Road, Livingston. The tenant, Veterinary Specialist (Scotland) Ltd had recently 
taken occupation and final fit out was taking place. The lease is for 20 years 
with no break. 

 
 

 

 
27. At the time of purchase Veterinary Specialist (Scotland) Limited was a partnership 

between Pets At Home (Guarantors) and Dick White Referrals. Pets At Home 
have remained the guarantor but they have sold their interest to Linnaeus Group. 
Dick White Referrals have also joined Linnaeus Group which is part of the Mars 
Veterinary Health Group. 
 

28. The tenant is currently going through a Board approval process to develop the second 
and third floors of the building into a training facility for both vets and veterinary nurses. 
The level of investment they will make will be in the region of £8 million to £10 million. 

 
Regional Distribution Centre, Chorley 

 
29. On 16 September 2020 the Council completed the purchase of a large logistics 
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building on Matrix Park, Chorley adjacent to the M6. The tenant is Waitrose 
Limited who have a 30 year lease with no break option expiring in 2042. Waitrose 
have fully sub-let to GXO a worldwide distribution company. GXO Logistics 

 
 

 
Distribution Warehouse, Gloucester 

 

30. The Council completed the forward funding acquisition in March 2021 for a large scale 
distribution centre. The tenant is Amazon and they will use it as a ‘final mile’ van based 
distribution centre. Occupation by the tenant is delayed and it is likely they will look to 
sublet the facility for a number of years before they themselves take occupation. The 
lease is for 15 years with break ending in 2037. 

 
 

Headquarters, Tewkesbury 
 

31. In March 2021 the Council acquired a site in Tewkesbury for a new build head 
office and warehouse. The tenant will be Moog Controls Ltd. The lease started in 
May 2023 and is for 35 years with no break and a tenant option to extend for a 
further 15 years. 
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Loans to wholly owned subsidiaries 
 

32. The Council recognises that, to further support the budget ongoing and to ensure 
the continued delivery of services at the level currently provided, further 
investment in the expansion of Chesterford Research Park will be necessary. To 
date, the following loans to Aspire (CRP) Ltd have been made 

 

 
 

33. Interest only loans relate to new builds and refurbishment of existing buildings and 
thereby extending their useful life. Principal and interest loans are where it is for fit 
out works which have a 20-year life expectancy. 

 
The Investment Fund 

 
34. The original 2020 Commercial Strategy set out an investment fund requirement of 

£300 million with a portfolio yield target (before borrowing costs) of 4%. As set out 
earlier completion of that portfolio sum is not now an option. The following table 
shows the current portfolio position and is split into two parts 

 
a) Completed investments – those already in the portfolio 
b) Future committed investments – forward funding approved yet to complete 

 

Drawdown Date Amount Loan Term Rate % Repayment Basis Loan Interest 
Receivable 2023/24

£ £

03/05/2017 47,250,000 50 years 4.0 Interest Only 1,890,000
26/03/2018 223,000 49 years 1 month 4.0 Interest Only 8,920
02/01/2019 2,518,000 48 years 4 months 4.0 Interest Only 100,720
09/06/2020 1,250,000 20 years 4.5 Principal & Interest 96,095
01/07/2020 2,600,000 20 years 4.5 Principal & Interest 199,878
20/08/2019 3,000,000 20 years 4.5 Principal & Interest 230,628
15/03/2021 2,975,500 20 years 4.5 Principal & Interest 228,745
26/08/2021 780,000 20 years 4.5 Principal & Interest 59,963
06/12/2023 3,300,000 50 years 7.5 Interest Only commencing 1/4/2025 0

Total of Loans 63,896,500 Annual payment from Aspire (CRP) Ltd 2,814,950
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35. With the change in the Code and MRP the Portfolio is now complete, and no 
further assets will be added, although additional investment at Chesterford 
Research Park will take place. 

 
36. In 2024/25 the portfolio yield for the completed investments is 5.12%. The rental 

income for the next five years is shown in the following table. 
 

Capital 
Investment 
(exc. Fees)

Completed Investments
Loan to Aspire (CRP) Ltd 63,896,500
Skyway House, Takeley 20,000,000
1 Deerpark Road, Livingston 4,758,374
Regional Distribution Centre, Chorley 54,608,773
Stane Retail Park – Aldi 27,004,322
Stane Retail Park – B&Q 42,692,000
Distribution Warehouse, Gloucester 37,749,262

250,709,231
Future Committed Investments
Loan to Aspire (CRP) Ltd 17,760,000

17,760,000

Investment Total 268,469,231

2024/25 2025/26 2026/27 2027/28 2028/29

Completed Investments
Loan to Aspire (CRP) Ltd 2,814,950 4,394,450 4,394,450 4,394,450 4,394,450
Skyway House, Takeley 1,128,000 1,128,000 1,239,273 1,276,228 1,276,228
1 Deerpark Road, Livingston 391,933 411,321 411,321 411,321 411,321
Regional Distribution Centre, Chorley 2,840,000 2,840,000 2,840,000 3,325,757 3,355,324
Stane Retail Park – Aldi 360,395 360,395 379,279 405,716 405,716
Stane Retail Park – B&Q 1,342,275 1,342,275 1,400,440 1,481,872 1,481,872
Distribution Warehouse, Gloucester 2,293,433 2,293,433 2,293,433 2,581,841 2,581,841
Headquarters, Tewkesbury 1,680,500 1,680,500 1,680,500 1,737,959 1,910,335

12,851,487 14,450,374 14,638,696 15,615,143 15,817,088
Future Committed Investments
Loan to Aspire (CRP) Ltd 1,332,000 1,332,000 1,332,000 1,332,000
Investment Total 12,851,487 15,782,374 15,970,696 16,947,143 17,149,088

Annual Rental Income
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The Portfolio Moving Forward 
 

37. The original plan had been to acquire assets, hold them for a period of time 
to generate income, but then to sell them at the appropriate time to realise a 
sum at least the level of which was paid for the asset. The monies received 
would then be reinvested in a new asset and the process repeated. By doing 
this the need to refurbish buildings, find new tenants etc. would be avoided 
and the portfolio kept ‘current’. 

 
38. The changes introduced by Government and CIPFA have resulted in the 

need to revise the plan for the portfolio moving forward. It will not now be 
possible to sell assets and buy new, the council will need to retain some or 
all of the assets for the longer term. 

 
39. In line with the need to retain the asset for a longer period of time it will 

now be necessary to set aside some of the income raised each year into 
a reserve to cover increased risk of business failure, voids and future 
costs of refurbishment at the end of lease. 

 
40. The Council is committed to investing in Chesterford Research Park and 

changes to the Prudential Code do not stop it from doing so. The Council is 
keen to see existing tenants expand and grow on the Park and for the Park to 
attract new tenants from a diverse range of research activities. The Park is 
within the district boundary and investing helps to sustain existing 
employment, introduce new employment opportunities, and generate 
additional Business Rates. 

 
41. Regular reviews of all assets in the portfolio will be undertaken to 

determine the most appropriate point in time for sale. The reviews will not 
only look at the asset itself but also the financial position of the Council 
and the opportunities that could be addressed if an asset is sold for a 
profit. Under the various guidelines within which the commercial portfolio 
now operates it is likely that, should the evaluation identify a positive cost 
benefit of selling an asset, the council would be expected to sell. As part 
of that sale there would be a requirement that the sale receipt is used in 
its entirety to reduce the level of borrowing. 

 
42. It is likely that in 2024/25 the Council will need to sell an asset or assets to 

assist the setting of balanced budgets in the coming years. 
 

Funding and Reserves 
 

43. With the uncertainty over changes to the Code and MRP resolved, the 
Council during 2022/23 secured long term borrowing with the Public 
Works Loans Board. These loans coincided with the end dates for short 
term financing and followed lengthy discussion with Government 
departments around the plans for ongoing development at Chesterford 
Research Park. 

Page 195



11 

 
44. With monies being set aside to repay the principal annually through MRP 

the main loan was secured on a repayment basis over 35 years. The reason 
for moving to a repayment loan is that the new Code requires the Council to 
demonstrate that its debt levels are reducing. 

 
45. In 2023 as part of the Commercial Strategy a Commercial Asset Reserve 

(part of the MTFS Reserve) was established to cover costs at the end of the 
tenancy for each asset. This reserve will pay for any refurbishment, void 
period and rent free period for new tenants. The lease terms and 
approximate costs of refurbishment over the period 2022 – 2070 have been 
mapped and timings of costs established. The resulting position is that a 
sum of £1,000,000 per annum, from the investment income, will be placed in 
the reserve.  

 
46. This reserve will grow without being drawn upon for a number of years but 

will then be heavily used between years 15 and 25 (2037 – 2047) as most 
of the assets have lease expiry during that time period. 

 
Success and Performance Reporting 

 
47. Success will be primarily measured in the financial return to the Council.  

 
48. A quarterly report is produced for the portfolio which is presented to the Investment 

Board. This includes a 
 

a) professional valuation undertaken by a market leading specialist for 
each asset 

b) commercial market trading update to help inform investment decisions 
c) report on each asset by professional asset managers who are 

responsible for tenant liaison, rent collection, rent reviews etc. 
 

49. As at 31 December 2023 the value of the completed acquisitions is set out below  
 

 

 

Price paid (including future 
commitments)

Amount paid as at 
31 December 2023

Valuation as at 31 
December 2023

£ £ £

Colchester, Stane RP 27,004,322 26,504,322 27,125,000

Chorley, Waitrose RDC 54,608,773 54,608,773 50,900,000

Livingston, 1 Deer Park Road 4,758,374 4,758,374 4,675,000

Takeley, Skyway House 20,000,000 20,000,000 15,425,000

Gloucester, Amazon 42,692,000 42,278,237 36,300,000

Tewkesbury, MOOG HQ 37,749,262 37,464,079 32,900,000

186,812,731 185,613,785 167,325,000

Aspire (CRP) Ltd 63,896,500 63,896,500 101,775,000

Total Portfolio 250,709,231 249,510,285 269,100,000
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Security, Liquidity and Yield 
 

50. As the Council only has a small amount of money of its own to invest, any 
further expansion at CRP will necessarily be funded from a mix of external 
borrowing, from financial institutions, Public Works Loan Board (PWLB) 
and other local authorities. The Council will not invest in high yield, high 
risk opportunities. This will be reflected in an average portfolio yield target 
of 5% (before cost of borrowing). 

 
51. Investments at Chesterford Research Park will be made by way of loans to 

Aspire (CRP) Ltd the Council’s wholly owned subsidiary. All commercial 
investments outside of Chesterford Research Park will be undertaken by the 
Council. 

 
52. The option to liquidate funds is either by selling the investment (or part 

thereof) or by refinancing the debt. 
 

Risks 
 

53. The Council takes advice from its professional advisers at all times. For 
example, with the purchase of the 50% share at Chesterford Research 
Park the Council engaged 
 

a) Arlingclose as its financial advisers who project managed the 
funding tender 

b) Cushman and Wakefield who undertook all of the purchase 
negotiations and due diligence 

c) Hogan Lovells for Legal due diligence 
For Aspire (CRP) Ltd the Council has two non-executive directors to 
serve on the Board and bring independent challenge and support. 

 
54. There are five main risks with regard to the wider portfolio and the new 

strategy of asset retention which are set out on the following pages. 
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Risks 
 
Likelihood Scores                                                                                                 
 

Score Probability 

1 (Little Likelihood) Less than 10% 

2 (Some Likelihood) 10% to 50% 

3 (Significant 
Likelihood) 51% to 90% 

4 (Near Certainty) More than 90% 

Impact Scores 
 
 

Score Impact Level on Strategic Objectives 

1  Minor impact/delay/difficulty 

2  Small impact/delay/difficulty 

3  Considerable impact/delay/difficulty 

4  Extreme impact/delay/Difficulty 

 
  

 
 
 
Each risk score for likelihood and impact is plotted onto a risk matrix to 
produce its score. A green score indicates risks which the organisation is 
most prepared to accept and red those which are less likely to be accepted.  

 
 

4 4 8 12 16 

3 3 6 9 12 

2 2 4 6 8 

1 1 2 3 4 

 1 2 3 4 
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23-IB-01 LONG TERM BORROWING 
Owner Original 

Likelihood 
Original 
Impact 

Original 
Score Current Controls 

2 4 8 • Phoenix loan is secured  
• 2 x PWLB loans are secured 

Current 
Likelihood 

Current 
Impact 

Current 
Score Further Action 

2 4 8 • Evaluate sale of one or more assets  

Target 
Likelihood 

Target 
Impact 

Target 
Score Action owner Planned Completion date 

The council is unable to secure long 
term borrowing  AW 

1 4 4 AW ongoing 

Progress Update (December 2023) 

➢ No further long term borrowing is planned at the present time 

 
23-IB-02 INTEREST RATES 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

2 4 8 • Phoenix loan and 2 x PWLB loans are secured 
Current 

Likelihood 
Current 
Impact 

Current 
Score Further Action 

3 4 12 
• Evaluate sale of one or more assets 
• Consider additional PWLB loans  

Target 
Likelihood 

Target 
Impact 

Target 
Score Action owner Planned Completion date 

Interest rates increase leading to a 
further reduction in net income  AW 

1 4 4 AW ongoing 

Progress Update (December 2023) 

➢ Base rate has stayed static for the last 3 months, as therefore has the cost of borrowing.Over the next few of years the investment net 

contribution will be lower than in previous years, recovering towards the end of the five year period as reflected in the Council’s MTFS 
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23-IB-03 TENANT DEFAULT 
Owner Original 

Likelihood 
Original 
Impact 

Original 
Score Current Controls 

2 4 8 

• Additional financial due diligence undertaken ahead of all 
purchases 

• Monitoring of tenants both financial information and news 
channels 

Current 
Likelihood 

Current 
Impact 

Current 
Score Further Action 

1 3 3  

Target 
Likelihood 

Target 
Impact 

Target 
Score Action owner Planned Completion date 

Tenants default on rental payments 
either short term or because of 
business failure  AW 

1 4 4 AW ongoing 

Progress Update (December 2023) 

➢ Tenants passed the viability test and no adverse financial reports this quarter 

➢ Commercial asset reserve will enable short term rent losses to be covered without detriment to council services 

 
23-IB-04 BUILDING LOSS 

Owner Original 
Likelihood 

Original 
Impact 

Original 
Score Current Controls 

1 4 4 
• UDC fully insures the building and recharges the tenant 
• Copies of fire safety procedures/test etc. held by agent  

Current 
Likelihood 

Current 
Impact 

Current 
Score Further Action 

1 4 4 • Monitor procedures as part of the inspection process  

Target 
Likelihood 

Target 
Impact 

Target 
Score Action owner Planned Completion date 

Loss of building due to fire/flood 
leading to no rent being received for 
duration of the repair/reinstatement AW 

1 4 4 AW ongoing 

Progress Update (December 2023) 

➢ Discussions with all tenants on fire safety etc. Inspections check for issues and ensure maintenance repairs etc. are undertaken 

➢ Commercial asset reserve will enable short term loss in rent to be covered without detriment to council services 
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23-IB-05 REPUTATION 
Owner Original 

Likelihood 
Original 
Impact 

Original 
Score Current Controls 

1 4 4 
• Tenants checked as part of initial due diligence 
• Continuous monitoring of tenants both financial 

information and news channels 
Current 

Likelihood 
Current 
Impact 

Current 
Score Further Action 

1 3 3  

Target 
Likelihood 

Target 
Impact 

Target 
Score Action owner Planned Completion date 

Actions of tenants affect the 
reputation of the Council  AW 

1 3 3 AW ongoing 

Progress Update (December 2023) 

o No adverse or positive news stories this quarter  

 
  P
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Proportionality 
 

55. The income requirement has arisen as a result of reductions in the 
Council’s finance from central government. Government also restricts the 
ability of councils to raise income from council tax increases. 

56. The Council has established a Commercial Asset Reserve (see para 44) 
which will be established with the sum of £3 million to cover the risk of 
investment failure. In addition, the Reserve will increase by £1,000,000 per 
annum to cover the cost of future refurbishment, void and rent free periods 
for each of the assets. 

57. As part of the regular review of the portfolio the Council will look to, at the 
right points in time, reduce the level of borrowing in place by selling one or 
more of the assets. An annual asset review will be undertaken to help inform 
this decision. 

 
 

Capacity, Skills and Culture 

Investment Board (IB) 
 

58. The IB will operate in accordance with the Commercial Strategy which is 
adopted annually by Full Council. Cabinet will delegate to the Leader; 
Portfolio Holder for Finance and the Economy, Chair of the Investment 
Board and the S151 Officer (or Director of Finance and Revenue and 
Benefits for Aspire investments) to conclude investments or disposals 
where authorisation has been given by Full Council. 
 

59. Constitution of the IB 
 

a) The IB is a Working Group of Cabinet and membership will be 
determined by the Leader of the Council 

 
b) In addition, there will be two independent members to supplement 

the skills of the elected Members. 
 

60. The investment decision making and monitoring process is as set out below 
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61. Democratic Process (blue line) 
 

a) As part of the annual budget setting process, Cabinet develops 
the Commercial Strategy in consultation with the IB. Cabinet 
recommends to Council the adoption of the Commercial Strategy. 

 
b) Council adopts the Commercial Strategy. 

 
c) The Cabinet will receive from the IB quarterly updates, including 

KPIs, on the performance of the portfolio. 
 

d) For new investments or disposal of existing, the IB reviews the 
business case and if appropriate supports a recommendation to 
Cabinet for the acquisition or disposal. 

 
e) Cabinet reviews the business case and recommendation for either 

an acquisition or disposal, and if satisfied recommends to Council 
that either funding is made available, or the disposal is approved. 

 
62. Internal Process (red line) 

 
d) Aspire (CRP) Ltd looks after developments at Chesterford Research 

Park. The Council’s Asset Team will manage all other non-CRP 
commercial investments. 

 
e) Depending on the category of investment or disposal sought, Aspire 

(CRP) Ltd or the Asset Team, working with professional advisors, will 
identify assets which meet the requirements set out by the IB. They 
will prepare business cases for consideration by the IB. The IB will 
review and consider the cases in detail and if suitable will make the 
recommendation to the Cabinet to proceed. Approval by the Board of 
Aspire (CRP) Ltd is also required prior to submission to the IB. 

f) Aspire (CRP) Ltd, along with the Asset Team, prepare the 
quarterly KPI and other information for submission to the IB. 
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63. New investments or disposal of existing assets (green line) 

 
a) At an Extraordinary Meeting of Council a decision is taken on 

whether or not to allocate the funding for a new investment or agree 
to the disposal of an existing asset. 

 
b) If an investment is agreed, funding will be made available to Aspire 

(CRP) Ltd or to the Asset Team to enable the purchase to be made 
in accordance with paragraphs 60 to 62. 

 
c) If the authority is for a sale the disposal will be undertaken in 

accordance with paragraphs 60 to 62. 
 

64. A report on annual performance of Aspire (CRP) Ltd will be presented to Cabinet 
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Ethical Investment Policy 
 
1. Introduction 
 

The Ethical Investment Policy aims to ensure that its investments are managed in a 
productive but socially responsible manner which reflects the mission and values of the 
Council.  

The main principles of the policy are as follows:-  

• The Council’s Ethical Investment Policy is based on the premise that the Council’s 
choice of where to invest should be in line with its strategic aims and its 
environmental, social and ethical values. 

• The Investment Board, on behalf of Cabinet and Council, will actively monitor and 
take a view on the ethical position of the Council’s investments. In particular, the 
Board may advise against investment in areas which it considers to be ethically 
unacceptable. Examples may be environmentally or socially harmful areas and 
areas of human rights abuse. 
 

This Policy has been developed with the intention of active promotion of investment 
opportunities which demonstrate policies and practices that are in line with the 
Commercial Strategy 2021 – 2025. The vision of that Strategy is 

‘To generate sufficient income to enable the Council to be self-sufficient, in that it 
generates its own resources from local taxation (Business Rates and Council Tax) 
and commercial investments thereby removing the reliance on Central Government 
grants.’ 
 
 

2. Investment of Funds 
 

The Commercial Strategy 2021 - 2025 sets out the objectives for the investment portfolio 
held by the Council. The appointed asset managers at the Council have responsibility for 
asset selection in accordance with the Strategy. Approval for acquisition is then via the 
Investment Board, Cabinet and Full Council. 

 

3. Investment Principles 
 

The Council is committed to investing its funds on a socially responsible basis. The      
Council believes that to accord with its values when investing its funds, regard must be 
made to Environmental Social and Governance (ESG) issues. The Council will not 
knowingly invest directly in businesses whose activities and practices pose a risk of 
serious harm to individuals or groups, or whose activities are inconsistent with the 
Council’s values. 

The Council has identified two sets of principles which accord with its values and 
aspirations in this area. 
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The United Nations Principles for Responsible Investment 
These six principles have been developed, inter alia, to ‘better align investors with 
the broader objectives of society’ and are as follows: 

• We will incorporate ESG issues into investment analysis and decision-making 
processes. 

• We will be active owners and incorporate ESG issues into our ownership 
policies and practices. 

• We will seek appropriate disclosure on ESG issues by the entities in which we 
invest. 

• We will promote acceptance and implementation of the Principles within the 
investment industry. 

• We will work to enhance our effectiveness in implementing the Principles; and 

• We will report on our activities and progress towards implementing the 
Principles. 
 

The United Nations Global Comact 
The Council also supports the ten principles of the United Nations Global Compact, 
which stem   from the acceptance that, as with the Council itself, corporate 
sustainability starts with a company’s value system and a principled approach to the 
way it operates. This means operating in ways that, at a minimum, meet 
fundamental responsibilities in the areas of human rights, labour, environment, and 
anti-corruption. The ten principles are derived from: 

• The Universal Declaration of Human Rights. 
• The International Labour Organization’s Declaration on Fundamental 

Principles and Rights at Work. 
• The Rio Declaration on Environment and Development; and 
• United Nations Convention Against Corruption. The ten principles are: 

o Human Rights 
▪ Businesses should support and respect the protection of internationally 

proclaimed human rights; and 
▪ make sure that they are not complicit in human rights abuses. 

o Labour 

▪ Businesses should uphold the freedom of association and the effective 
recognition of the right to collective bargaining. 

▪ the elimination of all forms of forced and compulsory labour. 
▪ the effective abolition of child labour; and 
▪ the elimination of discrimination in respect of employment and 

occupation. 

o Environment 
▪ Businesses should support a precautionary approach to environmental 

challenges 
▪ undertake initiatives to promote greater environmental responsibility; 

and 
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▪ encourage the development and diffusion of environmentally friendly 
technologies. 

o Anti-Corruption 
▪ Businesses should work against corruption in all its forms, including 

extortion and bribery. 
 
In managing its investments, the Council therefore expects its assets staff to encourage 
good behaviour and discourage poor behaviour through the screening of investments (using 
the principles above or an equivalent framework) and through the direct engagement with 
the developers and tenants in which they invest. In doing so, they should promote 
sustainability, good business      ethics, good employment practices and the transition to a low 
carbon economy. 

 

4. Monitoring 
 
To give effect to its commitment to this Policy the Council will: 

 

• Publish the Ethical Investment Policy on its website following its approval by 
Council. 

• Delegate to the Investment Board the responsibility to monitor the operation and the 
effectiveness of the Policy and provide Council with an annual update. 

• Publish on its website a list of the commercial assets owned by the council and the 
tenants in occupation, along with details of developers and other third parties where 
the acquisition is subject to a forward funding arrangement. 
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