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Potential capital acquisition 
Housing and Facilities Committee 
Tuesday 29 May 2018 

 

Report to:  Housing and Facilities Committee 

Agenda Item: 4a 

Date:    Tuesday 29 May 2018 

Subject:   Potential capital acquisition 

 

1 Introduction 

1.1 Officers of The Grange have been approached by a local builder/housing 
developer in relation to a property which he is planning to refurbish and sell at 
111 Little Bookham Street in Bookham, KT23 3AF.   Formerly known as 
Howard Weales, the property consists of a former shop and associated 
domestic accommodation. 

1.2 Having been the local newsagent’s shop around 40 years, it is owned currently 
by a relative of the developer who is seeking to refurbish it for sale. 

1.3 The developer has a personal connection to The Grange, with a family 
member being a day client.  The family member would like in due course to 
live in the local community, potentially with support from The Grange. 

1.4 With this personal interest in mind, the developer has informally approached 
The Grange to ask if the charity might consider purchasing the refurbished 
property in due course for use as further off-site accommodation for its 
supported living service. 

 

2 Planning History 

2.1 The building is currently empty, and the developer has already submitted a 
planning application seeking to convert it to four separate residential units, 
whilst retaining a shop presence in order to preserve an important aspect of 
the building’s heritage and a small office is also included. 

2.2 The application (MO/2017/2103) was refused in April 2018.  Reasons given for 
refusal were: 
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 a) The proposed development would result in an undesirable, cramped 
overdevelopment of the site, through the sub-division and extension of an 
existing building, detrimental to the amenities of adjoining properties by 
reason of loss of privacy and overbearing impact. The proposal would 
therefore be in conflict with Mole Valley Local Plan policies ENV22, ENV23 and 
ENV24, and Core Strategy CS14 and government advice contained within the 
National Planning Policy Framework.  

b) Policy CS3 of the Mole Valley Core Strategy (October 2009) 'Balancing 
Housing Provision' states that the Council will particularly seek the provision of 
two and three bedroom dwellings suitable for occupation for all sectors of the 
community including newly formed households, young couples and expanding 
families. The proposed provision of 4 No. one bedroom dwellings on the 
application site would be in conflict with the Council's approach, as set out in 
Policy CS3 and BKH1. 

2.3 The developer has appealed, but recognises that the proposed 4 unit lay-out 
for the building would have a greater chance of success at Appeal if it were to 
be supported by a statement from a potential partner such as The Grange. 

2.4 The Grange is considered to have a positive reputation at Mole Valley District 
Council, in terms of its strong community presence and the quality of its 
services.  Trustees will be aware that accommodation for single occupancy is 
the preferred model, both with the people supported by The Grange and with 
commissioning agencies such as Surrey County Council.  A statement to this 
effect, with an indication of ‘in principle’ commitment to the development 
would help to address both reasons for refusal. 

3 The Proposal 

3.1 The developer is offering to refurbish the property, including internal fit-out to 
a specification provided by The Grange.  He would then wish to sell the 
freehold to The Grange at market rate. 

3.2 The internal lay-out would consist of 4 flats and an office, and could 
potentially incorporate provision for a ‘sleep in’ support worker, to allow for 
different levels of need among future tenants.  

3.3 The ground floor units could be fully accessible, incorporated wet rooms. 

3.4 There is also a possibility of relocating the off-site team’s office to the 
property, releasing the rather tired premises currently leased in the centre of 
Bookham. 
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3.5 The developer recognises that The Grange also has the experience and 
capacity to maintain a retail presence at the property: this could be for a 
specific product line, and would need to be considered alongside the 
organisation’s other existing retail offers.  The Skills and Activities Manager is 
in any case reviewing the operation of The Grange @No5 at the present time. 

4 Benefits and Disadvantages of the Proposal 

4.1 The table below provides a simple summary of the scheme in terms of its 
implications for The Grange. 

 Benefits Disadvantages 
The location would align well with other 
Bookham properties already owned by The 
Grange, and could be supported by the off-
site team from their current base 

The request to support the scheme precedes 
the development of a new strategic plan, 
and Trustees have not had the opportunity 
to debate whether further off-site 
accommodation is the right direction of 
travel for the charity. 

The property is just 0.7 miles from The 
Grange, providing ease of access in terms of 
both support for tenants and the proposed 
retail presence 

A new site office at the property would be 
further from the bulk of residents in the 
centre of Bookham (although this is still only 
a short walk or bus journey away) 

The site benefits from a bus stop outside, 
which links directly to the station and onward 
to Leatherhead, providing good opportunities 
for independent travel  

Purchasing the property would tie up some 
of the Grange’s currently unrestricted free 
reserves for the long term 

A property with 4 units is considered by both 
The Grange and bodies such as Surrey County 
Council to be the desirable size for off site 
supported living 

The developer could choose not to offer the 
property to The Grange (eg if there was 
disagreement about market value), so there 
is a small risk of reputational damage 

Would create additional capacity without 
further need for development on site, helping 
to address the waiting list for Supported 
Living and provide ‘moving on’ opportunities 
for those ready to leave the main site 

Although the developer would manage the 
project, there would be a workload 
implication for the Head of Housing and 
Development in securing the best results 

One year build time provides appropriate 
time to identify and prepare potential 
residents  

There would be a need for additional care 
staff to be recruited, when there is already a 
shortage of labour in this sector 

Investing in property is generally the most 
effective way of securing a financial return (ie 
better than bank interest rates) 

The property would require maintenance 
(grounds and interior) which would have a 
workload implication for the existing team 

The developer has a clear motivation for 
providing accommodation for people with 
learning disabilities 

Investment in off-site premises would 
reduce The Grange’s capacity for on-site 
investment in a new build project 
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5 Initial Assessment of Financial Implications 

5.1 Potential expenditure: 

The developer and The Grange’s Head of Housing and Development have 
sought independent assessments of the likely market value of the refurbished 
property.  Those secured by The Grange reflect the following: 

Residential units: a range of £240,000 - £255,000 each for the two smaller 
flats, and £250,000 - £275,000 for the larger ones in the property. 

Retail/office space: a range of £150,000 - £200,000 freehold.  

Based on the averages of all these ranges, the total market price for the 
property as a whole would be £1,195k.  

Other up-front costs would include solicitor’s fees, equipment fit-out and IT 
set-up for the office/shop, installation of fire protection systems. 

Ongoing revenue costs would include grounds maintenance, the fire 
protection system, internet/phone contracts, heating/lighting for the 
office/shop and landlord costs for communal utilities. 

It would be important to secure written confirmation from Surrey County 
Council (or any other potential commissioning agency) that the full cost of 
care would be met, in terms of support provided to the residents of the new 
property.  

5.2 Potential income:  

The flats would be likely to generate similar revenue to the Bardolin Flats in 
Bookham, rounded to the nearest £10 as follows:  

  Rent     £   130 

Housing management  £     20  

Service charge   £     30 

Weekly total:   £    180 

Annual Total:   £ 9,360    

  Full property (x4)  £37,440 pa 

5.3 There could be a saving of £480 pcm for current office (£5,760 pa) if the off-
site team moved to the new site. 
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5.4 Possible financing model: 

 The Grange currently has around £650,000 in free unrestricted reserves.  This 
takes into account the reserves policy of maintaining access to 90 days of 
operating costs, as well as other existing funding commitments agreed with 
Trustees (eg Walnut Lodge refurbishment, refurbishing of paths on site). 

5.5 It would be possible to use some or all of this money, in conjunction with a 
mortgage (or other loan) to be financed through the rent on the property.  
Two extremes of this model (ie maximum mortgage and minimum mortgage) 
are illustrated at Appendix 3.  Trustees should note that these are sample 
costs only: no market testing or detailed analysis has been done at this ‘in 
principle’ stage.  The illustrations are based on preliminary advice from Lloyds 
Bank, whereas other lenders may offer more advantageous rates. 

5.6 Obviously, any decision to use unrestricted free reserves would have an 
impact on our ability to deliver a new build or other developments on site.  
However, new capital projects tend to be easier subjects for external 
fundraising (grants, trusts, donors) than building acquisitions, particularly 
when they are on the charity’s own site.   

5.7 An investment in property would yield a financial return over time which is 
likely to be very much greater than bank interest rates, should Trustees ever 
need to sell the building in times of hardship or change of strategic direction. 

 

6 Preliminary Feedback from Key Stakeholders 

6.1 Mole Valley District Council: 

 would welcome additional accommodation of this kind, for which there 
is local demand; 

 would welcome an application for a capital grant, potentially of the 
order of £60,000 per unit (ie £240,000 in total, paid on completion).  
This would be relatively quick to process, as authority is delegated for 
these decisions; 

 any funding contribution would carry a condition of seeking to provide 
accommodation as a priority for residents of Mole Valley, but it is 
understood that the right accommodation needs to be provided for 
individual needs across the entire estate of The Grange; 

 a funding decision would only be made once planning consent had 
been given; 
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 recommend reference to the Bookham Neighbourhood Plan, produced 
by the community organisation Bookham Vision; 

 suggest inviting local Mole Valley Ward Councillors and Executive 
Member and Surrey County Ward Councillor to view the site and hear 
about the proposed use.  

6.2 Surrey County Council Adult Services: 

 would welcome additional accommodation for adults with learning 
disabilities in this area; 

 fully support the off-site, 4 unit model proposed, including provision for 
sleep-in cover to give maximum flexibility; 

 will support further exploration of the project by identifying the level  
of local demand; 

 suggest that the property would be most suitable for ‘transition’ 
residents, generally younger people coming into supported living for 
the first time.  They consider the Epsom house model to be a good one, 
worthy of replicating in Bookham.  This fits with the programme 
Summer Fun introduced by The Grange in 2017, and intended to reach 
out the young adults considering a move to supported living after 
completing their education; 

 cannot offer capital funds, but would help to identify and propose 
potential tenants to secure an income stream for The Grange and 
would offer endorsement for a capital grant application to Mole Valley; 

 could advise on an approach to NHS England for capital funds to 
support high needs accommodation, but this would be more 
challenging and would potentially have a less local focus because high 
needs referrals tend to be from a much wider catchment area; 

 consider the location to be very suitable, and the building to have good 
potential, although noting that the houses behind were quite close and 
therefore future tenants for the flats would need to be considered 
carefully with regards to noise. 

7 Conclusion 

7.1 This is an exciting opportunity for The Grange.  At the current time, the 
developer is not seeking any financial commitment from Trustees but would 
welcome an ‘in principle’ decision by Trustees which: 

 a) sets out their interest in continued collaboration as the developer’s ‘partner 
of choice’; 
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 b) offers a statement of support to Mole Valley Planning Department, 
intended to confirm a preference for the 4 unit lay-out as an experienced 
provider of accommodation for people with learning disabilities; 

 c) enables officers to engage in further discussions with the developer, key 
stakeholders and banks to create a more rigorous financial assessment of the 
opportunity. 

7.2 In return, it is proposed that the Trustees invite the developer to set out in 
writing his intentions and confirm The Grange as his purchaser of choice for 
the eventual sale, pending negotiations on the final cost of the scheme. 

7.3 Subject to any significant queries or concerns, the committee is invited to 
recommend this approach to the Board at its meeting on 7 June 2018. 

 

 

Ends 

 

 

 


