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Beckenharn Place Park Mansion ‑ Appraisal of Options for Future Use

1. INTRODUCTION AND CONTEXT

The purpose of this appraisal is to examine options for the future of Beckenham Place Park Mansion which was originally built as a private residence in the 1770's but is now largely unused and in need of some physical restoration to secure its long term future. It has been prepared by Ken Buriton Consultancy working in liaison with Rees Bolter Architects. The appraisal accompanies a Conservation Management Plan which sets out in detail the heritage significance of the Mansion, the issues threatening the building which need to be resolved and possible approaches to tackling them. The minimum cost of bringing the Mansion back into use may be up to £1.7m and further costs could rise by an additional £1.3m dependent on the quality of restoration and the need to further adapt the building and its surrounds in order to meet specific usage requirements.

The Council has already identified that is does not need the Mansion for any of its own purposes and that existing uses on the lower ground floor can be moved elsewhere making the whole of the Mansion available for new use. It is clear that it does not have the funds necessary to carry out the restoration itself or to support a programme of activities in the Mansion. In order to secure the future of the Mansion and bring it back into active use, it must, therefore, find external partners who are able to provide capital funding and a cohesive and acceptable business plan for any proposed use.

The Council carried out a substantial review of Beckenham Place Park and its facilities through a Feasibility Study undertaken by Land Use Consultants [LUC] and published in May 2007. The broad conclusions of this study were that

•
Beckenham Place Park is of regional significance particularly because of the ecological range and quality of the site

•
Much of the original 18th century landscape has deteriorated or been lost but there are still features which can be recovered or restored

•
The golf course dominates the landscape around the Mansion and offers an inappropriate setting for the building

Recommendations which were made in the study and which are of direct relevance to the Mansion were:

•
Realignment of the 18 hole golf course within the park to reduce its physical association with the Mansion

•
Moving the main car park from its current location at the front of the Mansion to a new location near to Homesteads. The existing car park would then be landscaped although some parking could be retained at the front on either side in order to serve the Mansion ‑ up to 24 cars compared to the existing 52.

•
Considerable improvement to the landscape setting for the Mansion and Homesteads to recreate as far as practical its 18 th century setting. This would involve the changes to the car park noted above, the removal of some existing trees and the planting of new trees.

•
Renewal of the formal gardens which lie between the Mansion and Homesteads as part of the recreation of an appropriate setting.

The study also considered the future of Homesteads, the nearby Mansion stable block, and its associated small buildings and concluded that the buildings should be restored and
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brought back into use in line with the Council's obligations relating to Homesteads' listing on the English Heritage Buildings at Risk Register. Consideration was given to moving the three remaining functions located in the Mansion ‑ the cafe, a room allocated to the Friends of Beckenham Place Park and the golf reception/ shop ‑ to Homesteads but it was felt that the scale and layout of existing buildings made it difficult to accommodate these. It was recommended that a new building should be created on the Homesteads site to rehouse the current Mansion activities. Homesteads would then be used for accommodation and public toilets.

The study did not include any specific consideration of the role of the Mansion within the park or its potential future use. This appraisal in effect completes the study by examining the future of the Mansion. It assesses what the Mansion offers to future users, the issues that are likely to arise in the development of future use, the market there is for prospective use and the best way for the Council to secure interest in use of the Mansion.

It is generally assumed that the principles of the LUC report will form the basis of the future of the park and of the Homesteads although the Council has not formally adopted any of the specific recommendations of the report nor identified any funding to secure their implementation. This in itself raises a number of issues for the Mansion because, as the appraisal makes clear, it is difficult to make recommendations or decisions for the Mansion without also dealing with issues relating to the park and Homesteads. Some options for the Mansion will be dependent on implementation of the LUC recommendations, at least in part, but some proposals may require a rethinking of or rejection of the same recommendations. Until actual proposals are on the table, it is difficult to predict what tensions there may be between uses of the park, Homesteads and the Mansion.

The appraisal clearly identifies these areas of interdependence but does not attempt to amend the LUC conclusions which remain valid within the terms of their brief. At a further stage, the Council may have to assess the relative importance of demands for improvement of the park and Homesteads against the need to accommodate additional change in order to secure restoration and use of the Mansiog, Sections 8 and 10 of the appraisal set out the decisions which the Council is likely to have to make in order to progress the search for a partner who will deliver its objectives for the Mansion.

2. THE BUILDING

2.1 A BRIEF HISTORY

The history of Beckenham is linked with that of the Cator family who came to the district in the middle of the 18 th century from Ross on Wye, Herefordshire and soon became the leading land owners in Beckenham.

John Cator built Beckenham Place Mansion in 1773. The imposing front portico ' was added in 1787 from Sir Gregory Page Turner's mansion at Wricklemarsh Park, Blackheath. Cator had bought Wricklemarsh in 1783184 for £22,500 when Turner was in financial difficulties.

Among eminent persons who visited Beckenham Place as friends of John Cator were Dr. Samuel Johnson, Linnaeus, the great botanist, and the actor David Garrick.

The Mansion was leased out by the Cator family from about 1835 to a succession of tenants and in turn has been used as a boys' school from 1902 to 1905, a private sanatorium from 1905 to 1934 and then as the London County Council [LCC] Golf House. The LCC purchased the land in 1928 and in 1934 the golf course, which previously had been private, was made open to the public.
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From the 1930's onwards the house has had a range of uses and users, including at one stage conversion of part of the building into three flats for council employees.

The upper part of the house ‑ first and second floors ‑ is now completely unused and barred to general access because of various safety issues. The lower ground floor of the house is in daily use with a cafe/ bar and the golf reception/ shop. On the upper ground floor a room is used by the Friends of Beckenham Place Park as a visitor centre which is open each Sunday afternoon. Three large ground floor rooms ‑ the main rooms of the house ‑ are used for occasional meetings. They were also briefly used for wedding and other receptions, organised by an external operator, up until 2008 when such events at the house ceased on health and safety grounds.

2.2 LAYOUT AND CONTENTS

The building is laid out over 4 floors. There are two connecting staircases one of which runs from the lower ground floor to the second floor and one which connects the upper ground floor and first floor. Both staircases are narrow and enclosed.

Lower Ground Floor

This floor still retains some of the layout of the 1 9th century when it was used as a kitchen and storage area but there has been a considerable amount of further partitioning to create the current arrangement. There is now a network of small to medium sized rooms and some cellar space which are used as follows:

•

A cafe/ bar with a kitchen and two separate dining areas on the west side of the building

•

A number of' small rooms used for cafe and general storage

•

Changing accommodation for male golfers

•

The golf shop and golf professional's office ‑ on the east side of the building

•

A small separately accessed room on the east side which was until recently used as a


Park Rangers' office 

•
Vaults which continue beneath the car park at the front of the house and are used for general storage

As currently configured there is no interconnection between the designated kitchen/ storage/ vaults area, the golf rooms and the ex ‑ Rangers' room.

The total floor area is Gross ‑ 5,040 square feet'; Net ‑ 2,722 square feet excluding the vaults. The area of the vaults is.Gross ‑ 1,422 square feet; Net ‑ 1,285 square feet

Upper Ground Floor

From the front door an entrance corridor leads into a large reception hall with all rooms leading off this space. This hall is the base of an atrium which rises through the first and second floors to the roof of the house.

To the north [the front of the house] are two medium sized rooms [354 sq. ft. and 333 sq. ft.] which currently serve as the Friends of Beckenham Place Park room and a storage room. To east and west are ladies' and men's toilets.

1 Gross Area is the total area of the floor including the external walls. Net Area is the effective usable area excluding corridors, stairwells etc.
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To the north are three large reception rooms [689 sq. ft., 529 sq. ft. and 689 sq. ft.] retaining original plasterwork and fireplaces.

The total floor area is Gross ‑ 4,629 square feet; Net ‑ 2,562 square feet

First Floor

A balcony runs around the whole of this floor looking down into the reception hall below. The current configuration of this floor is a mix of the remains of arrangements for the Mander and Mitchenson theatre collection, to the south and west, with its storage and display fittings, and the previous division of the floor into flats which still pertains to the north and east. The flats layout is clearly evident with many kitchen and bathroom fittings still in place.

The total floor area is Gross ‑ 4,785 square feet; Net ‑ 3,318 square feet

Second Floor

The second floor appears to be a roof void which was converted after the original construction of the house. It is a warren of very small rooms which at one time provided servants' quarters for the house. The generally poor condition, the low roof, the poor lighting, the open presence of the water tank and the intrusion at floor level of substantial steel beams makes this a very challenging part of the house to deal with in terms of establishing any formal future use.

The total floor area is.Gross ‑ 5,040 square feet; Net ‑ 2,722 square feet

2.3 PREVIOUS USES AND USERS

The Mansion has been put to a number of different uses over the 236 years since it was first built and these are summarised below.

Private Residence

The Mansion was designed as a private residence and occupied as such from 1773 to 1902. For the last 67 years, from 1835, it was leased to tenants.

School

A school ‑ Craven College for Boys ‑ briefly occupied the house from 1902 to 1905. This was a small boarding school with no more than a dozen or so pupils aged 11

Sanatorium

The Mansion was occupied by Norwood Sanatorium from 1905 to 1934 which provided residential care for the wealthy recovering from drug and alcohol addiction. This was the longest sustained complete use of the house after it ceased to be a private residence.

Golf

In the past, golf related uses have occupied a larger part of the building than they do currently. When it was the LCC Golf House, from 1934 to the early 1960's the upper ground floor rooms were used for changing and a cafe/ bar with a kitchen in the basement connected by a service lift. Staff ‑ the golf professional and catering manager ‑ lived in two flats on the first floor. The presence of golf in the house has gradually declined so that it is now restricted to the changing and pro shop provision on the lower ground floor although
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until quite recently upper ground floor rooms were still used to serve meals to visiting teams and societies.

Flats

The first floor was converted into bedrooms for the sanatorium in about 1906 and the layout was further adapted to create three fiats for golf and catering staff in 1934. The flats were reconfigured in about 1950, when the partitions that were overloading the floor structures were removed and the layout remains with some kitchens and bathrooms intact albeit in poor condition. Residential use continued in some form until 1997, the last occupants being David Lloyd Leisure who were managing Beckenham Place Park facilities at the time.

Mander and Mitchenson Theatre Collection

This world renowned collection of theatre related memorabilia and artefacts was originally housed in Mander and Mitchenson's house in Sydenham. By 1984, the collection had grown so large that it was transferred to the first floor of the mansion where it remained for fifteen years. It was not open to the general public but there were plans to fully develop it into a formal museum. However, sufficient funding was never available to do this. The collection left the house in 1999 when the council required the building to be vacant in order to pursue other uses or a potential disposal of the building. It is now in the Jerwood Library of the Performing Arts, based in Greenwich.

2.4 CURRENT USE,

The following uses are currently allocated to rooms within the Mansion. The relevant spaces in use are highlighted on the plans shown in the following pages.

2.4.1 Lower Ground Floor

Golf Reception/ Shop/Changing Room

Golf provision occupies one large and one small room on the lower ground floor on the east side of the house. These act as reception, golf shop and professional's office and are part of the Glendale golf management contract. Opening hours are as per the golf course itself which generally operates from 8.00 am to dusk. A room which is accessible only via the cafe provides basic changing accommodation for male golfers. There is no equivalent changing accommodation for women golfers.

Cafe/ Bar

A kitchen, serving area and two separate dining areas are included on the lower ground floor on the west side of the house. The cafe opens from 7.30 am to 4.00 pm. As well as providing a conventional range of food and drink, the cafe also provides formal meals to visiting golf teams and organisations.

2.4.2 Upper Ground Floor

Friends of Beckenham Place Park Room

The Friends previously occupied a room in the Homesteads where they mounted a number of displays and provided information to visitors. They are now located in one of the two medium sized rooms at the front of the house. They open the room to visitors each Sunday afternoon and also occasionally to school groups.
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Other UP er Ground Floor Rooms

The three large reception rooms at the rear of the house are still used occasionally by the Council for meetings but there is no external use. Up until 2008, the Council was hiring the rooms to an organisation trading as Beckenham Place who used it for wedding and other receptions with some success. This arrangement ceased due to health and safety concerns.

In the centre of the floor, the large open reception hall has been used as part of social events and receptions.

The second of the two rooms at the front of the house is used for general storage. Two remaining rooms provide men's and women's toilets.

Upper Floors

The two upper floors are now completely unused and are effectively sealed off because of potential safety hazards.

[The following pages show plans of each floor of the Mansion]

1
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3. CONSULTATION

3.1 2007 CONSULTATION

A substantial consultation exercise was carried out by Continental Research following the LUC Feasibility Study of the park in 2007. This included

*

331 street interviews

*

470 completed postal surveys

*

651 completed online surveys

*

3 x 1 1/2 hour groups sessions with invited stakeholder participants

*

A half day workshop with 80 Lewisham residents

The consultation was primarily on the future of the park and its key findings were:

•

There was considerable lack of awareness of the park and what it had to offer

•
Respondents wanted to see an increase in the level of facilities provided within the park particularly for children and families

Retention of an 18 hole golf course in the park was strongly supported

Issues relating to the Mansion did not form a major part of the consultation. However, some questions were included and some general responses made reference to the Mansion. From these responses, it is clear that a majority of respondents favoured retaining the Mansion for some form of community use. Other specific relevant results were

*
Restoring listed buildings was rated as the most important potential change to the park from a long list of options. The next two most important were better walking routes and better access to biodiversity.

*
62% of respondents wanted the Mansion to be transferred to a charitable trust

*
57% wanted it to be retained for community use

*
19% were prepared to accept a commercial use for the Mansion

*
11 % would accept its conversion to residential use

Although there were many accompanying aspirational statements relating to the Mansion there were few concrete proposals and the only repeated suggestion was for use for weddings and social events.

The most important issue for all respondents was that the Mansion should be restored and that it should have some form of public access

Elsewhere in the consultation there was strong support for transferring the existing cafe, golf and Friends functions from the Mansion to Homesteads although the feasibility study itself concluded that this would probably require a new building rather than a simple conversion of the existing building.

3.2 APPRAISAL CONSULTATION

Although not specifically targeted at the Mansion, the conclusions of the 2007 consultation were considered sufficiently clear and recent to carry forward into the Options Appraisal and no further general public consultation has been undertaken. Additional consultation has taken place to add to the background of the appraisal as follows:

Discussion with immediate stakeholders on specific issues and proposals relating to the house
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Exploration of potential markets and market factors relating to attracting future offers for use of the house

The results of these two exercises are set out below.,

Stakeholders

The following were consulted through one to one meetings:

· David Hansom ‑ Chair of the Friends of Beckenham Place Park and Captain of Beckenham Golf Club

· Andrea Hughes ‑ Beckenham Place Park Working Party

· Mal Mitchell ‑ Friends of Beckenham Place Park

· Margaret Mitchell ‑ Friends of Beckenham Place Park

· Nick Taylor ‑ Chair, Lewisham Environment Trust

· Mary Tidnam ‑ Supervisor, Beckenham Place Park Mansion cafe

· Jon Goode ‑ Beckenham Place Park golf professional

· Geoff Smith ‑ Lewisham Council, Client Officer for Beckenham Place Park

· John Thompson ‑ Lewisham Council, Head of Green Scene

In addition, Jon Bolter and Ken Buriton, who prepared the Options Appraisal, attended a meeting of the Beckenham Place Park Working Party on May 21st 2009 to present a progress report and receive feedback on their work.

1

The conclusions of the stakeholder consultation were:

Current occupants of the Mansion saw many positive benefits in moving to purpose designed new premises at Homesteads

There was a strong desire to see community use of/ public access to the building

There was a range of views for the level of community use/ public access which would be acceptable and the level of compromise with other uses which might be required in order to create public access

Restoration of the House in itself was seen as the major priority and one which required urgent action by the Council

Specific suggestions for the Mansion included use by schools, conversion into some form of environmental centre, a community activity/ arts venue, a training/ conference centre and a social events venue

There was no obvious stakeholder ‑base for forming a trust to take responsibility for the Mansion

Although, in line with the 2007 consultation, there was a clear aspiration to see that the Mansion was "saved" for community use, a cohesive set of proposals has yet to be formed which could achieve this aim without some form of external intervention. Most suggestions could be described as worthy, valuable and interesting but untested and undeveloped.

Commercial Interests

The following were consulted on issues relating to some form of external partnership to secure the future of the house:
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•
Alan Davis ‑ Lewisham Council, Programme Manager [Asset Strategy]

•
Lance Roberts ‑ previous organiser of weddings and receptions at the Mansion

•
Cyril Smith ‑ Manor Building Preservation Trust who have in the past expressed. an interest in acquiring the Mansion

•
Chris Currell ‑ Managing Director of Commercial Property Agents, Currell and Co.

Discussion focused on current market conditions, the commercial market in Lewisham and Bromley, factors which are likely to influence the interest of external partners in the Mansion and the place which the Mansion is likely to occupy in the commercial market.

Responses were diverse and both Lance Roberts and Cyril Smith discussed issues only under the cover of commercial confidentiality but the general conclusions reached were:

•
The Mansion fits no specific stereotype for any particular form of use and meets no specific identified local demand

•
Although the Mansion will almost certainly attract external interest, it is extremely difficult to predict the level and type of interest which may range from outright purchase to the lease of part of the building for a business or charitable operation

•
Specific attributes or lack of them in the Mansion and specific conditions imposed on any agreement by the Council will rule in or rule out some potential partners. These factors are considered in detail in Section 8 below

•
Mixed use of the Mansion may be difficult because of the restricted arrangements for internal access

•
The upper ground floor ‑ particularly the three reception rooms ‑ and first floor represent the prime commercial interest in the Mansion. The second floor is unlikely to find any form of commercial use

Currell and Co. have prepared a separat'e written report ‑ Appendix 1 ‑ and many of their specific comments are incorporated elsewhere in the appraisal.

4. HISTORIC HOUSES IN LONDON PARKS

As part of the background to the appraisal, a study was undertaken of other historic houses in London parks to ascertain whether there were useful lessons which could be learned or examples which could be followed from elsewhere. Many London parks were created from the grounds of private estates which included a large mansion house where the owners lived. Most of these conversions from private to public took place between 1870 and 1910 although some were later. In a majority of cases the house was transferred into public ownership as part of the park although there are cases, such as the North London Collegiate School in Canons Park, Harrow, where the house was already identified for another purpose and excluded from the park.

A large number of these park houses no longer exist because

• They fell into such serious disrepair that they were eventually demolished

• They were badly damaged during the war and subsequently demolished

• They were destroyed by fire

Examples of parks where there is no longer any trace of the original house include Cheam

Park in Sutton and Ashburton Park in Croydon.
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Houses which are still in existence generally fall into one of three categories:

•
They have an established longstanding role which has kept them in occupation and in a good state of repair ‑ example Langtons House, Langtons Gardens, Havering which is the Council Registry Office.

•
They have fallen into disrepair and are now unused or only partially used ‑example Dollis Hill House, Giadstone Park, Brent.'

•
They have fallen into disrepair but have recently been revived and brought back into use through HI‑F funding ‑ example Valentines Mansion, Valentines Park, Redbridge.

Beckenham Place Park Mansion clearly falls into the second category along with houses such as Brockweil Hall, Brockwell Park in Lambeth and Norwood Grove House in Croydon.

Appendix 2 presents a representative sample of the current position of 27 historic houses in London parks. This is not a comprehensive list but it fully illustrates the range of roles which these houses now fulfil, their relative size and their historic significance. Many houses are Georgian but some are earlier. Beckenham Place Park Mansion is probably in the mid range of scale and significance.

Further analysis of the information contained in Appendix 2 shows that 17 of the 27 continue to be managed entirely by their local authority and that most of these offer some form of community use through a cafe, museum, gallery or rooms for hire.

Four houses are managed outright by trusts but the origins and operation of the trust are

different in each case. Three of them relate to buildings of very high heritage significance.

Only one trust ‑ Lauderdale House in Waterlow Park ‑ operates as a "community facility" but

there are a number of special factors relating to the house, particularly its location, which

have enabled it to establish a community role. One ‑ Dollis Hill House ‑ is jointly managed

by the Council and a trust. 
1

Three of the four houses which are entirely in private ownership, appear to have been separated from the park when it was first created. and for the fourth ‑ the Norbury Hall Residential Care Home ‑ the entire house and grounds were sold in 1987 leaving no public access. One house ‑ the Tudor Barn at Well Hall Pleausance is retained by the Council but entirely operated by a franchisee on a 10 year lease. No example has been found of a house which, having been included within a public park, has then been subsequently transferred entirely to commercial activity or sold as a private residence whilst still remaining as part of the public park. Attempts were made by Beefeater Inns in the late 1990's to acquire houses in Gladstone Park, Brent and Broomfield Park, Enfield but these did not come to fruition.

The history of Beckenham Place Park Mansion is not unlike many of the other houses in London borough parks which have followed a similar course of residential and institutional use followed by a slow decline into becoming unused or partially used. However, making direct comparison between Beckenham Place Park and other park mansions is difficult and risky because each of the houses in Appendix 2 is unique and their past and future are influenced by a number of factors which are specific to each house. Some of the characteristics of Beckenham Place Park Mansion defined in relation to other park houses which may influence its future are:
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•
It is more remote from areas of local activity, passers by and park users due partly to the size of the park, partly due to its central location within the park and partly due to being surrounded by the golf course

•
Many other park mansion houses are the focal point of park activity with playgrounds, tennis courts and gardens around them and much larger and more upmarket cafes open for much longer hours. Beckenham Place Park Mansion is not located in a hub of park activity which reinforce's its sense of isolation.

Its location makes it difficult to separate off from the rest of the park

The internal layout with its large reception atrium at the centre of the house and narrow, enclosed staircases creates some access, acoustic and management issues compared to other houses where a single major staircase runs up through a central point of the house

The retention of heritage features is comparably good but the overall heritage significance of the house either in terms of architecture or associations is not high

Where Council run functions are the dominant use of park mansions, they often require a considerable level of funding to support them

All of these factors suggest that caution should be exercised when seeking to use experience elsewhere as a possible model for Beckenham Place Park. It is useful to know what has been achieved at other park houses but it should not be assumed that their experience could be directly transferred to Beckenham Place Park.

5. CONSERVATION AND PLANNING CONSTRAINTS

5.1 CONSERVATION MANAGEMENT PLAN

The Mansion is a Grade 11* listed building and is in the English Heritage Buildings at Risk Register. As such, there are a number of constraints on how the building can be used and the level of adaptation or alteration that can be allowed. The Conservation Management Plan examines these in some detail. Those which may have an impact in terms of future use of the building are summarised below:‑

•
Major rooms of the house, especially the three large reception rooms on the upper ground floor, cannot be subdivided

•
The load bearing capacity of the first floor may have to be restricted in order not to put undue pressure on the ceiling features below

•
Dealing with the second floor will be complex due to the intrusion of the major steel beams which currently support it

•
A number of existing features such as the ceiling work on the upper ground floor will need to be retained and restored

•
Extensions to the Mansion and/ or additional new buildings close to the Mansion would not be allowed

However, the view of the Conservation Management Plan is also that the following changes or adaptations either should or could be allowed:

•

Improvements to fire escape routes and increase in the number of fire exits

•

Replacement of the existing services stair from lower ground to second floor
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•

Possible construction of a third stair if specific use proposals demand it

•
Removal of modern partitions on the first floor especially those used to create bathrooms and kitchens

•

Removal of partitionslinfill walls on the lower ground floor

•
Installation of a lift which if required would best be located in either of the two rooms at the front of the house on the upper ground floor

•

Works to improve wheelchair access

Other alterations and improvements which may well be necessary and allowable but will require an approach sympathetic to the building include:.

•

Sound insulation

•

New plumbing and drainage

•

IT installations

•

Works to improve energy conservation

Desirable conservation changes in addition to the above would be

•

Reduction of car parking in front of the Mansion

•

Some distancing of the golf course from its current proximity to the Mansion

•

Removal of the adjacent modern toilet block adjacent to the Mansion

•

Restoration of landscape and gardens around the Mansion

In addition to, and more important than all of these desirable or allowable works, will be a set of works which will have to be carried out, regardless of future use, in order to preserve the building itself. These include

•

Roof repairs

•

Works to stone facings

•

Improvements to rainwater disposal

It is clear from the above that both the Council and any external partner will face a series of challenges in matching aspirations for future use of the buildings with the needs and restrictions which the Conservation Management Plan identifies.

5.2 PLANNING

Discussions with the Council's Conservation and Urban Design Manager suggest that there are unlikely to be specific planning restrictions on future use of the house over and above those related to its listing and the Council's general policies in the Unitary Development Plan [UDPI. However, given the difficulty in predicting the type of proposals that the Council might receive, that should not be interpreted as a planning carte blanche and further advice will need to be sought. In terms of new uses and the building adaptations which may be required for them, the most directly relevant extracts from policies within the UDP are:‑

URB 18 Preserving Listed Buildings

To preserve and enhance Listed Buildings and their features of architectural or historic interest the Council will

b) only grant consent for alterations and extensions to Listed Buildings which relate sensitively in terms of materials, style and craftsmanship to the important characteristics,

both internal and external, of the original building;

Page 17 of 45
Beckenharn Place Park Mansion ‑ Appraisal of Options for Future Use

(d) have special regard to the desirability of preserving the setting of Listed Buildings in considering any application in their vicinity in terms of other policies

URB 19 Listed Buildings ‑ Changes of Use

In considering applications involving change of use the Council will consider the contribution of existing and proposed uses to the character or appearance of the historic building, and will resist proposals which would fail to preserve or enhance the character or appearance of the historic area or building. Wherever possible, the original use of an historic building should continue, particularly if it is residential. If the use has been changed from the original, serious consideration should be given to whether it can revert to that use. In some cases it may be appropriate to find essential other uses, avoiding damage to important features. The new and adapted use must not adversely affect the special architectural or historic interest of the building or its setting. The implications of complying with other statutory requirements such as fire escapes need to be taken into account prior to determining applications for change of use.

OS 15 Historic Parks, Gardens and Landscapes

The Council will seek to protect and enhance‑ the parks and gardens of special historic interest included in the Register compiled by English Heritage under the Planning (Listed Buildings and Conservation Areas) Act 1990. The Council will also seek to preserve the views and vistas to and from the historic parks and their settings; new buildings on land adjacent to Historic Parks and Gardens will be required to have minimum visual impact when viewed from them.

The above extracts from the UDP establish the context within which any future use of the building must be determined. The key messages from this are

•
Preservation of special architectural and historic features both external and internal is paramount

•

The setting of the house is also important as part of any future proposals

•
Change of use is acceptable, particularly if it leads to improved conservation, as long as it does not adversely affect the character or appearance of the building both internal and external

Any consideration of options for the future use of the Mansion has to include an assessment of their ability to meet these criteria.

6. RESTORATION AND REQUIRED INVESTMENT

6.1 THE RESTORATION PLAN

The Conservation Management Plan sets out a number of works which must be undertaken in order to secure the long term future of the Mansion and a range of other works which it is anticipated potential new uses may require. Some of these will be essential in order to remove the Mansion from the English Heritage Buildings at Risk Register. Others will ensure that an accurate and high standard of restoration is achieved or significantly improve the Mansion as an operational building. Some of the works will have to be carried out regardless of any future end use but others will be best considered in the context of the specific requirements of any future user.

In general terms, core works which will be needed whatever the future of the Mansion will include
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• Roof repairs

• Repairs to external walls and replacement of existing cramps and ties

• Floor repairs, adjustments and damp treatment on lower ground floor

a Replacement of cast iron rainwater goods

• Removal or replacement of external staircase and gallery on south side

• Repair and replacement, where necessary, of doors and windows

• Consolidation of plaster ceilings

• Basic improvements to electrical and mechanical installations

• Fire protection and emergency provision

• Basic refurbishment and redecoration of internal walls, ceilings and joinery

These works including preliminaries and a 10% contingency have been costed at £1,507,110 [July 2009 prices excluding VAT]. With fees this sum rises to £1,733,176. Although a detailed analysis of works and costing has been undertaken and is separately supplied, there remains potential within this for some variation in solutions which may either increase or decrease this sum. For the purpose of this appraisal, it is assumed that the relevant figure is £1.7m.

These core works will achieve stabilisation of the building and halt further decline. They will provide a basic functional building but one that is likely to require further investment in order to make it suitable for specific incoming uses. These works may also include alterations to the setting and surrounds of the building. The extent of these additional works can only be established in the context of an actual proposal for use because they may vary considerably according to the requirements of the user. Some of the more likely ones have been identified and costed. These include

• More sophisticated and higher grade heating and lighting systems throughout

• Repositioning of steelwork on second floor and general upgrading of this area

• A possible internal lift or new staircase to improve access

• Demolition of adjacent toilet block

• Relocation of existing car park and landscaping to front of house

• Install railing around building

The total cost of all these additional works excluding a new lift or staircase is £1,003,146 [ex VAT, including fees]. A new lift and staircase could add up to £270,250 [ex VAT, including fees].

The total potential sum of works including the core works, possible additional works, a lift and staircase is, therefore, £3,006,572 [ex VAT, including fees, July 2009 prices].

It is not possible at this stage to devise a comprehensive restoration plan because judgements have still to be made about affordability, cost effectiveness and value for money. Without a proposed use, there is no context for such decisions some of which would in any case be made by the user and not the Council. However, it is clear that any plan will fall into two distinct parts ‑ those works which are "compulsory" and common to all proposals, based on the first list above, and those which are discretionary and dependent, to a large extent, on the requirements of end use. In practice, some of the second list may also prove to be common to all users or the.Council may choose to expand the "compulsory" list by moving other items into it. Any long term plan for the Mansion, for example, is likely to require at some stage more than a basic improvement to its electrical and heating installations and this may be viewed as a necessity rather than an option.
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6.2 REQUIRED INVESTMENT

The costings above show that the likely minimum requirement for putting the structure of the Mansion back in order is £1.7m. From among the additional works, it is assumed that at least £600,000 would be required including £347,875 for relocation of the car park and re​landscaping of the front of the house. Sums for final fitting, furnishing, equipping and redecoration could vary substantially from use to use but it is assumed that a sum of around £130,000 would be required. A new occupant coming into the Mansion may, therefore, need to invest a sum of around £2,430,000, possibly higher if a lift is required. Section 8 below also identifies the possibility of a series of secondary associated costs such as installation of lighting in the park, realignment of the golf course and rehousing existing users of the Mansion. These are, at this stage, speculative but could easily add another £600,000 to the overall cost making a possible required funding total of £3,030,000.

The variation in possible costs is significant. At one level a working building might be achieved for £1.7m or less but, dependent on the scope of contingent works and the specific requirements of an end user, this could rise to £3,030,000 or more. If all of this investment is required from the user it is in itself likely to have a strong influence on the level and type of interest which the Council attracts for the Mansion.

The Council has not as yet indicated whether or not it is able or willing to invest in the necessary works but investment contribution by the Council will have an impact on the marketing process in the following ways:

•
It will show the Council's commitment to the Mansion and to the project and create a sense of genuine partnership. If the Council is making no contribution, it may discourage some bidders from devoting a significant level of resources to working up proposals because there may be a residual feeling that, if the Council has no stake in the project, there is no guarantee that it will see it through.

•
The higher the level of investment required from a potential partner, the narrower the field is likely to be. If, for example, entry to the process depends on the ability to commit to £1.7m or more of investment, this may exclude some proposals which are otherwise viable and of potential interest to the Council.

•
The higher the contribution of a partner, the more confidence and the more leverage they will have to place conditions on the Council in any agreement particularly if the Council is making no contribution at all. It could potentially leave the Council exposed in any necessary negotiations.

If the Council were to fund some investment, those parts of the works programme which are most fundamental to the repair of the fabric of the building should be the first call on any funds. Although no programme of works has yet been agreed with English Heritage in order to remove the building from its At Risk Register, it is these basic repairs which will form their most pressing concern. If the Council could agree and fund a package of works which would remove the At Risk listing, this would also make the building a more attractive proposition for incoming investors.

6.3 EXTERNAL FUNDING

The Council could apply to external funding bodies to support the restoration. However, there is effectively only one funder ‑ the Heritage Lottery Fund [HLF] ‑ which is likely to provide any significant funding opportunity and, although it is unwise to forecast what decisions HI‑F might make, the Council would need to consider the following factors before relying on a strategy which was entirely dependent on HI‑F funding.
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•
The funding application process is slow and it would be at least 18 months from the start of the process before the Council received a firm funding decision.

•

HLF is unlikely to fund more than 60% of any costs

•
HI‑F would almost certainly want any works to the Mansion to be set in the context of a whole park development plan to which the Council would need to commit further expenditure

•
The end use of the Mansion would be an important part of any application with HLIF looking for as strong an element as possible of heritage related andlor community use

•
HI‑F funds are reducing in 2009110 and as a result the process is likely to be more competitive than it has been in the past

If the Council wishes to explore HLIF funding as an option it is strongly recommended that it approaches HI‑F for advice once it has determined a clear plan for the Mansion's future.

7. VIABLE USES

7.1 INTRODUCTION

The review of historic houses, the consultation process and other research has suggested a wide range of possible uses for the house. Some of these are examined below firstly in the context of their physical viability followed by some general comments about financial viability. This analysis takes no view of the desirability or achievability of different uses but merely tries to answer the question 1s the building itself suited to this use?" This is not an exhaustive exercise and seeks only to examine a representative range of some of the most obvious potential uses.

7.2 VIABLE USES

The following are examples of uses which would fit the current configuration of the Mansion, albeit with some adaptation, and are unlikely to clash with conservation requirements.

Residential

The Mansion was originally built as a private home and could readily be returned to that use. It is assumed that the basic living structure of the house would be retained with reception rooms on the upper ground floor and bedrooms on the first floor. The lower ground floor has scope for considerable conversion and it is expected that it would accommodate a kitchen, dining space, utility space, storage and activity space such as a playroom or sports room. The second floor would be a challenge for domestic use as the cost of restoration and conversion would probably outweigh its practical value. However, it could fairly straightforwardly be provided with necessary basic repair and used for storage or simply sealed off as a void space. Whether or not to introduce additional access through a third staircase or lift would be a choice for the occupants and pressure on means of escape would be less than with public use. A residential occupant will almost certainly wish to install new electrical and plumbing installations throughout. Conservation restrictions are unlikely to hinder the most obvious residential aspirations for the house although the ability to subdivide the first floor into several bedrooms may be limited. Overall, residential use would score highly on conservation issues and any occupant is likely to want to enhance and protect the historic features of the house although general living wear and tear would pose some threat.
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Public access to the Mansion would be at best occasional and limited. For any residential occupant, privacy would be an issue and they may well want to enclose a reasonably sized area around the house for their own use and security.

Conversion to flats is unlikely to be a viable option although developers may well be interested in exploring possibilities. The inability to subdivide the main upper ground floor rooms and the cost of bringing the second floor into use would present considerable challenges. Partial conversion would also be problematic. The first floor is already to some extent still laid out as flats but the access, noise and security issues involved in trying to retain one floor as residential whilst other uses continued elsewhere in the house would be extremely difficult to overcome.

Organisational Headquarters

For a private company, a charity or a faith organisation, for example, looking for an impressive central base in an attractive location, the building lends itself readily to a combination of offices, reception rooms and meeting rooms with the second floor probably used for storage. There would need to be some disruption to the building for the introduction of modern technology but this could be incorporated as part of necessary general remedial works to the house as could new electrical, security and plumbing installations.

The configuration of the house would offer considerable flexibility to an incoming organisation allowing the building to be used primarily as offices, as a training 1 conference centre or for meeting/ reception rooms for clients. The balance between these functions could be varied according to the specific requirements of the organisation. The inability to subdivide the main rooms on the upper ground fiQor‑is unlikely to be a disadvantage as, for most organisations, the scale of the rooms would be a positive feature. The lower ground floor could be used for kitchens/ dining, social and breakout areas. If required, it would not be difficult to incorporate a small flat on the first floor for a building manager.

The demand for additional land around the house, security provision and exclusive car parking would vary from user to user btit it would be surprising if these were not requirements for any incoming organisation. Public access would be limited but the house would be generally more open than it would be for residential use.

Serviced Offices

The Mansion would readily lend itself to a form of serviced office accommodation in which a management company leased the house and sub let its various rooms to a range of organisations. In addition, they would provide reception and other support facilities. Social areas and meeting rooms could be located on the lower ground floor. Existing access arrangements would probably suffice.

The house would offer offices of various sizes and where necessary open plan arrangements could be used with non permanent screening providing the required divisions. it would be possible to organise all of the lower ground, upper ground and first floors in this way and some of the lower ground floor could also be used as workshops. Although this use would not threaten the conservation principles of the house in itself, the filling of the main rooms with screens and desks would detract from the ability to visualise the house as it was originally designed to be.

A serviced office proposal may be heavy on car parking requirements and would demand substantial wiring for communications and IT. Public access to the building beyond those visiting for business reasons is likely to be very limited.
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Training Centre/ Conferences/ Weddings

The Mansion already has a track record for delivering to this market and there are some indications that it is well placed to exploit the features of the house and its setting to attract individuals and organisations. Such a use would be generally sympathetic to conservation issues because the quality of the features and the house setting would be major selling points to prospective users. There would, therefore, be a strong incentive to retain and enhance them. The upper ground floor rooms in particular would be left essentially as they are now but with necessary restoration and decoration. The first floor would need to be converted back into a series of rooms that could be made available for hire.

The upper ground floor would be the prime driver of such an operation and as such the current access arrangements would only need some small improvement. There may be a need for improving access between upper ground and first floors but this could only be considered in the context of a specific proposal.

Oneof the attractions of this option would be that the lower ground floor could remain as it is at least in the short term although some improvement to the kitchens and some storage to support activities in the upper floors would be a desirable addition. The demand for new mechanical and electrical installations would be slightly less than for some other uses but the obligations for means of escape and other public safety issues would be higher.

A Mansion organised on this basis would attract a wide range of general users and organising additional public open days would not be difficult. Car parking needs would vary from event to event but some parking at the house itself would be required and for major events the main car park and some overflow may be needed.

Educational Centre

The spaces of the house are suited to the permanent establishment of an educational centre focused on heritage and the environment. Such a centre would be purpose designed to fit in with the house but it is anticipated that rooms on the upper ground and first floors would provide both exhibition, teaching and practical workshop spaces with the lower ground floor providing a lunch venue, storage and toilets. There would be considerable flexibility in design and, as such, it is unlikely that there would be serious conflicts with the conservation of the house. Requirements for parking and additional land would be minimal and public access days would not be difficult to arrange.

Museum/ Gallery/ Arts Centre

Many similar houses are used for these purposes and the Mansion would offer substantial well lit display space on the upper ground and first floors. The second floor could be used for storage and the lower ground floor for offices, cafe, toilets and a meeting room. Museums and galleries are well used to fitting themselves into non purpose built spaces and the house should not create any specific design impediments or conservation conflicts. The access from upper ground to first floor would not be attractive and may be difficult for some but this problem is common to many historic houses. Whether or not the cost of improving access would be justified would require a full and detailed access and cost assessment.

This would be a completely open and public building and as with many small gallery/ museums could be additionally used for arts events and social events outside its normal opening hours. It would have no great demand for additional land or car parking.

Page 23 of 45

Beckenharn Place Park Mansion ~Appraisal of Options for Future Use

7.3 POSSIBLY VIABLE USES

Youth Hostel or Similar Accommodation

The YHA has long ago left behind its Spartan, self sufficient image and has a number of hostels located in historic houses including, for example, Holland Park in Kensington and Hemmingford House in Stratford‑upon‑Avon. Rooms on the upper ground and first floors could be converted to dormitories with offices, kitchen, shop and social space on the lower ground floor. A staff flat would probably need to be accommodated somewhere.

Likewise there are various local authority and private hostels which offer residential accommodation and study/ activity sessions. The London Borough of Waltham Forest, for example, has the residential Suntrap Education Centre on the edge of Epping Forest. A combination of dormitories, activity rooms, dining rooms and education rooms would be possible for small groups although safety issues would have a high priority in any redesign.

Although both of these are viable in terms of the building, they are heavily dependent on location and Beckenham Place Park has a number of disadvantages. The house would not fit the typical pattern of youth hostels which primarily serve mainstream visitor areas and there may not be enough stimulating activity in the area to support a residential educational visit.

Restaurant

The setting of the Mansion and its rooms suggest an ideal venue for a restaurant. However it is unlikely that a restaurant business would want to take over the whole house and there would be major conservation issues in establishing a kitchen in one of the upper ground floor main reception rooms in order to serve the other two as dining spaces. A kitchen on the lower ground floor or first floor would have to deal with the poor access available between floors although the installation of a service lift would help to overcome this. If a restaurant only wanted the lower ground and upper ground floors, it would be difficult to find a compatible use for the first floor. Access 'Issues, if first floor users had to pass through the restaurant area for access, would be considerable.

Currell's view [Appendix 11 is that the economics of running a restaurant in the house would also make it difficult. The isolated location of the Mansion and the scale of the local market may tend towards a restaurant at the higher end of the market which would in itself restrict general public access

School/ Nursery

The house is well placed to provide for a small nursery or a private school for under 7's many of which are run in large town houses. The quiet location and the ability to use the park and its woods would be an advantage as would the ability of parents to drop children off on their way to either of the Beckenham stations. Security would be a major issue and there would have to be adequate fencing/railing and controlled entry. Staff parking and space for a school mini bus would need to be provided.

A school could use the whole of the house including the second floor for storage but there would be three difficulties to overcome. By far the most important would be whether or not the configuration of rooms would suit such a use. The three main reception rooms on the upper floor are too large for small sized classes and most schools will want up to 6 separate class rooms, perhaps more, for different groups. The inability to subdivide these rooms may create a difficulty in achieving this. The second problem arises from conservation restrictions and the ability to make a mess, stick things on the wall etc. The third issue is access and the

Page 24 of 45

Beckenharn Place Park Mansion ‑ Appraisal of Options for Future Use

ability to move groups of children safely up and down the narrow staircases between floors. As with other uses, these issues can only be fully explored in relation to a specific proposal.

7.4 UNLIKELY TO BE VIABLE USES

Hotel

Although there are many country house hotels, they are all in private grounds and most are considerably larger than Beckenham Place Park Mansion, often expanded through modern extensions. The Mansion is too small and its internal configuration too restrictive for necessary adaptation to make it suitable as a hotel. It is just feasible that if a restaurant option were pursued [see above] some bedrooms could be opened up on the first floor, a "restaurant with rooms" model that has been pursued successfully elsewhere.

Health Club

As with a hotel, many country houses have been converted to health clubs of one form or another. This is a more viable option than a hotel because it has much more leeway on configuration, layout and size of rooms. However, the scale of the building, internal access routes and difficulties in working in a heritage environment are likely to deter health club operators. There will also be issues around the load bearing capacity of floors which may prohibit the introduction of gym equipment, for example,

Retail

In theory, the Mansion could be used for some form of retail ~ most probably sublet as a series of small retail outlets ‑ but the internal access issues, conservation compliance, lack of parking and isolation from any existing retail hub make this extremely unlikely.

7.5 FINANCIAL VIABILITY

The sections above take a brief look at so`me of the headline suggestions for possible uses of the house. They are not all inclusive but offer a good illustration of the kind of issues which a prospective user will have to weigh up in deciding whether or not the building presents the opportunity they are seeking. However, the viability of the building is only one factor. Any prospective user will need to be confident that the building offers value for money and that its future is financially sustainable. Any operation dependent on income ‑ whether commercial or not for profit ‑ will need a convincing business plan that works with the level of investment that may be required and the customer throughput that the activity will need to attract. This will depend on the level of core capital works which the Council demands of any partner, their own initial business investment needs, the time allowed in any agreement with the Council for them to recoup their investment and the local/ regional market for their services.

On the basis of the figures in Section 6.2 above and assuming that the Council has no funding contribution to make, any incoming user would need to provide up to £1.7m to fund the core required restoration works and probably around £730k for modifications and fitting out to meet their own requirements. However, the latter sum could vary substantially and the total required investment could be in excess of £3m. If this remains the investment model for the Mansion, it wil) have some key impacts on the viability of uses as fol)ows:‑

Such sums will automatically exclude the viability of some uses. Those which are most heavily dependent on external landscape works and major changes to internal access arrangements are those which will be most affected.
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A long lease will almost certainly be required in order to recoup such levels of investment. The Council should be prepared for a lease of at least 125 years.

Partial use of the mansion will be difficult to achieve if the user is still expected to meet up to £1.7m in core restoration costs

If users are expected to cover up to £3m of initial investment, the Council can expect little if any capital receipt from the property. On the basis that the level of investment required would be close to the market value of the property in good condition, Currell's [Appendix 1 ] place a value of NI L on a 999 year lease or freehold.

Rental values will also be depressed. With investment by the Council, rental of the upper ground and first floors would expect to realise somewhere in the region of £45,000 per annurn but this would require a lease of at least 38 years at nil rent to recoup the required core restoration investment if made by the leaseholder.

Any investment contribution made by the Council will expand the potential market for the building

The lack of any available funding by the Council, the fact that almost without exception community use of comparative buildings elsewhere requires significant revenue subsidy and the need of uses such as a gallery or education centre for substantial setting up costs, rules out a dedicated community use for the building unless some external funding source can meet, those needs.

It could be argued that there is a potential middle way between commercial and community use with the Council itself running a pseud o‑com merci a] operation hiring out the rooms for training, conferences, weddings and community activities. However, whilst this should not be summarily rejected as an option, it would require rigorous market testing and the Council's willingness to accept that there was some commercial risk involved. Other similar projects have found that the cost of setting up an effective management infrastructure ‑administration, caretaking, supervision, cle`aning etc. ‑ can create an overhead cost which is difficult to recoup. It would also mean that the Council would have to find the entire capital investment needed unless it tendered out the management arrangement with a requirement for capital funding as part of any agreement. Whether or not this would be attractive to the market is uncertain.

Of the potential uses considered above, those for which financial viability is not a continuing issue are those which are self contained, not market dependent and for which only a one off investment is required. These are uses such as residential and as an organisational headquarters. For these, the issue is simply whether or not they have the money to purchase a freehold or lease and to renovate and fit out the building. They are not seeking to run a business or to attract users. Financial viability is entirely in their own hands. They either have the money, or the ability to borrow it, or they don't. However, these are also likely to be the most demanding on issues such as inclusion of surrounding areas of the park and lack of public access. They will undoubtedly seek to drive a hard bargain in return for their ability to provide ready money to carry out the necessary works to the house.

Other potential users will be wholly reliant on the strength of their business plans not only to convince themselves that they can make the building work effectively for their business but because they will almost certainly be reliant on borrowing the necessary investment funds and having to convince lenders. The Council will also need to be convinced that business plans are viable because they have to be absolutely reassured that proposed works to the building will actually be carried out.
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8. INFLUENCING FACTORS

Section 7 above takes a narrow look at the viability of the building for a range of uses and considers some of the financial factors which may come into play. However, there are many other factors beyond the building and finance which may influence any prospective user's view of the suitability of the Mansion for their purpose. These may fundamentally affect the Mansion's viability for any particular use. Some may well lead to conditions imposed by or issues of negotiation with a prospective user. These factors will include:‑

Location

The Mansion occupies a central position in the park and cannot be seen from roads surrounding the park. Even views of the Mansion within the park are limited and, apart from the ornamental gardens at Homesteads, there are no facilities around the Mansion that are likely to draw general park users to it. By implication, the Mansion is not close to any areas outside the park which provide a substantial footfall. For any service provision that depends on footfall and on creating a significant awareness among passers by, the Mansion's location is a negative factor which would need to be overcome. A user may want to install additional signing at entrances to the park and to clear some of the sightlines to the Mansion.

For any use which wants to exploit the setting of the mansion, its quiet surrounds and the lack of activity around it, the location is a positive asset and a user may wish to ensure that this is protected for the long term by a guarantee that additional activities will not be developed in the vicinity of the Mansion. Others may wish the design of the golf course to be altered to move it further away from the Mansion increasing its sense of isolation and 1 or exclusivity.

Park Access

Beckenham Place Park is a closed park which is locked at night. Any foreseeable use of the Mansion whether it is for residential, commOnity or commercial purposes, is almost certain to require access to the park beyond its normal opening hours i.e. after dusk during hours of darkness. It may also require that vehicle access is reopened to Beckenham Place whose gates are now permanently padlocked.

Park Lightin‑g

Extended access will lead to a need to light routes from park gates to the Mansion and to provide good external lighting at the Mansion itself.

Parking ‑ General and Private

The Land Use Consultants study suggested that, in order to restore as much as possible of the original setting of the Mansion, the existing car park should largely revert to landscaped gardens and the bulk of car parking be moved to the Homesteads. Their proposal was that

•
The existing provision of 52 car park spaces at the Mansion and a further 20 on nearby reinforced grass be moved to the Homesteads which would have 72 spaces and a possible further 30 available as overflow at a newly designated location. These are intended to serve golfers, general park visitors and any users of services transferred to or developed at the Homesteads

•
The Mansion would retain 20 to 24 spaces split equally on either side of the portico with gardens in between and a possible 8 further spaces on the approach road.
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This will increase overall parking levels but there will be two issues relating to Parking and Mansion use which remain:‑.

•
The potential demand from interested parties that any Mansion parking should be private and exclusive to them, presumably protected by a code/ card operated entrance barrier

•
The required capacity for parking to meet demand arising from activities and in particular receptions/ events at the Mansion. Although the Homesteads car park is close enough to support activities at the Mansion, clashes between Mansion events and busy times at the Homesteads could put pressure on the total amount of parking available.

Parking requirements will vary between different types of user and may be negotiable but for some there will be no room for compromise and parking availability may make the difference between an acceptable and an unacceptable agreement.

Privacy and Admoining Land

Any private or organisational use of the house is likely to demand some level of exclusion from ordinary park users. Enquiries from potential interested parties in the past have shown that their interest is often contingent upon a part of the surrounding park being attached to the house and excluded from public use. Although, the Land Use proposals acknowledge and allow for a small exclusive area around the Mansion, this may not go far enough to meet some demands.

Securit

Some potential uses of the Mansion may require a high level of security with, for example, fencing, controlled access and external CCTV cameras on the building itself.

Compatibility and Acceptabili

Whether or not a potential use is compatible with the Mansion, the park and its users, is to a large extent a judgement for interested parties to make. However, the Council may wish to discourage certain types of offer by setting some parameters on issues such as noise and excessive vehicle movements which could disrupt the enjoyment of golfers and general park users. It may also wish to pre‑empt and rule out some possible offers on the basis of its own policies or its view of what is/ is not acceptable ‑ a casino or a nightclub, for example.

Relationship to the Homesteads and Future Development of the Park

Future development of the Mansion cannot be separated out from other development proposals for the park. There are four essential interconnections where plans need to be clarified for potential interested parties

•

The landscape proposals for the immediate vicinity of the Mansion

•

Car parking

•
The ability to offer vacant occupation of the whole Mansion i.e. to relocate the cafe/ golf shop and Friends room

•
Assurances that any.development of the Homesteads will not conflict in any way with proposed uses of the Mansion
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Beyond this there may be other interconnections which arise from specific proposals. For

example, any proposal which requires significant land around the mansion to be included

may le ad to changes in the configuration and operat * ion of the golf course. In inviting

proposals for the Mansion, the Council will have to offer a clear position on these issues.

Length and type of Agreemen

The Council may attract or deter potential offers by predetermining the type and length of agreement it is seeking, For example, among those viable uses identified in Section 7 above a residential purchaser may require a freehold or a 125 year lease, a serviced office accommodation management company may want a part lease of the Mansion for as little as 10 years and a training/ conference/ reception centre operator may want to proceed on the basis of a facility management agreement. To some extent the length and type of agreement will be determined by the level of investment required by the Council and the Council simply needs to bear in mind that there is a direct correlation between the two and some room for negotiation may be required.

9. THE MARKET

The simple and inevitable conclusion of the appraisal is that there is no defined market for the Mansion to which the Council can promote is future use. The building and its location are unique and it is difficult to assess the reaction which the opportunity may produce among different types of organisation and/ or service provider. As Currell's say in their report, 1t is not possible to identify who in the market place is likely to acquire the building and carry out a suitable refurbishment". However, this is not the same as saying that there is no market for the building. Experience of Currell's suggests that there will certainly be interested parties and indeed the Council itself has had a regular trickle of enquiries from various quarters over the years. The difficulty is in matching Council requirements to those of a prospective partner.

In terms of general market considerations, the following observations are made:‑

•
Neither Lewisham nor Bromley has a distinct or dominant commercial market of which the Mansion could form part

•
The property market in general is clearly currently in a slump and many of the viable uses identified in Section 7 above are facing difficult market conditions in their own areas of operation

•
Some potential uses will be heavily dependent on specific local market profiles which will be determined by the location of the Mansion and the socio‑economic base of its catchment area. In very general terms, the more upmarket the level of provision, the wider its catchment is likely to be. Markets will also depend on existing levels of provision and the standard of competition. These are judgements to be made by interested parties and cannot be predetermined by the Council.

•
For some potential uses, local or regional market factors will not be significant but factors such as transport links and the quality of local services may be important.

•
Use as a residence or an organisational HQ is not market dependent at all. Interested parties for these and associated uses could potentially come from anywhere in the country or even internationally and will depend largely on the Mansion being able to meet their personal or corporate profile of requirements. These requirements will be almost entirely building and location based.
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•
The uniqueness of the Mansion and its limited adaptability gives it both strengths and weaknesses in the market place. Building constraints may deter many potential users but there will also be users for whom the Mansion could present a rare opportunity to occupy a heritage building in an attractive landscape setting. Any marketing exercise has the complex challenge of trying to reach those for whom the Mansion's strengths have a positive appeal without knowing in advance who they might be.

•
The wide range of market influences impacting on potential uses from those which are heavily geared to local markets to those which are not market dependent at all mean that the Council's approach to marketing has to be very broad based and geographically widespread.

In determining a marketing strategy, the Council will need to consider carefully how best it can respond to this slightly vague and potentially complex market and some initial suggestions are made in Section 13 below.

10. NECESSARY COUNCIL DECISIONS

For the purpose of further refining the options open to the Council and as background to the preparation of the, marketing of the house, some necessary decisions are identified below.

10.1 Investment

The Council needs to decide

The standard of restoration and, linked to it, the level of investment it wants to achieve

Whether it will fund any of the necessary Mansion works itself

If the Council part funds, which works it wishes to specify as exclusively the responsibility of the potential partner

To what level works within the park ifself will need to be carried out in order to enable a Mansion development and who will pay for those works

Whether, in inviting offers, it wishes to stipulate a minimum level of investment required and whether or not this is linked to specific works

The time period over which it would require any investment to be made and, if appropriate, the order in which works should take place

10.2 Revenue Parameters

Is the Council prepared to make any revenue contribution to the future of the building? If so, how much and on what terms?

10.3 Basis of Occupation

•

Can the building be offered freehold or leasehold?

•
Is it desirable to set minimum and maximum periods for a possible lease or should this be entirely negotiable?

•

Is a facility management agreement a possibility?

•
Is partial or mixed use occupation viable or will an arrangement only work if the whole building is occupied by a single organisation?

•
Can it guarantee vacant occupation ‑ are there financial implications for the Council in transferring Mansion operations elsewhere? Is it able to meet those implications or will they also have to be passed on to the potential partner?
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In a lease or management agreement, how much responsibility for the building is the Council prepared to or does it wish to retain or does it want to transfer all responsibility through an FRI lease?

10.4 Cornpatibilityl Acceptability

• Does the Council wish to set compatibility and acceptability conditions?

• Are there specific uses which the Council wishes to rule out?

10.5 Relation to Park Plan

Which recommendations of the LUC Feasibility Study is the Council committed to? Is it able to identify funding and a timetable which can be supplied to prospective partners? Does it wish to predefine tolerances in relation to the park design factors identified in Section 8 ‑ for example, signing, lighting and.security features

These are just the headline decisions which will lead the Council to define its own position in relation to the house and to anticipate some of the issues which are certain to be raised by prospective partners. In the process of choosing and negotiating with a partner, the Council will undoubtedly be called upon to make numerous other decisions in relation to both the Mansion and the park.

11. SHORT TERM SOLUTIONS

The options appraisal has focused on long term solutions for the Mansion. However, some of these may take a considerable amount of time to come to fruition because of lack of availability of funding, the length of process required to appoint an external partner or the complexity of negotiation before a final agreement is made. The Council is keen to make progress in bringing the building back into use and some interim measures may be possible pending the securing of a long term solution,

The most obvious of these is to try to bring the three large upper ground floor reception rooms back into regular use. These rooms are still in occasional use by Council officers for meetings and until late 2008 were still being used for wedding and other receptions. A small investment in redecoration and some safety improvements could open these rooms up for more use pending a long term solution for the house and may generate some income for the Council. However, unless the Council was certain of the timescale for a permanent solution it would be difficult to commit to any firmer commitment than ad hoc hires without the ability to end any agreement at short notice.

The upper ground floor rooms could to some extent continue in use whilst works were carried out to other parts of the house and, in particular, to the exterior and surrounds. However, noise from works elsewhere and safety issues will almost certainly mean that there are intermittent periods when the rooms cannot be used and eventually the rooms will have to be closed when the main renovation works to the house take place.

In order to promote use of the rooms the Council will need to provide some form of booking facility, supervision and cleaning service. It will need to be assured that the costs of these will be at least covered if not exceed by any income that might be generated.

As far as the rest of the house is concerned, the first floor and second floor have already been effectively closed off on safety grounds. It is difficult to envisage any short term use of these areas which are only likely to come back into use after major renovation of the whole house has taken place. The lower ground floor will continue in use as it is at present until
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such time as any alternative provision is made for the existing cafe and golf services. Given that this is likely to be linked in to any long term proposal for the house, it is not anticipated that there will be much opportunity for variation of the existing arrangements in the short term.

However, if the Council is certain that it will have at least two years before changes to the current occupation of the lower ground floor, some further investment in the cafe may be worthwhile. The decoration and furnishing are bland and the service is limited. A small amount of investment and better promotion around and beyond the park may help to bring more people to the Mansion. If the Council is unable to provide funding, an external operator, even with a two year agreement, may be prepared to finance some investment.

The Council could also carry out a marketing exercise to find a short term occupant or business partner. However, the scope for this will be severely limited by the current restrictions on use, issues with the building such as poor heating and uncertainty over the eventual future of the house.

Another layer of possibility, if the Council is to itself fund part of the works to the house prior to any external partner taking up occupation, is that these should be arranged to benefit or facilitate short term use. Until a detailed analysis of works and costs is undertaken in the context of any Council funding, it is difficult to see what correlation might be achieved between short term use and Council funded works but it will undoubtedly be an issue worth exploring.

It may also be possible, depending on the level of any Council investment, for the Council itself to achieve a level of repair which stabilises the building and prevents any further deterioration. This may allow the Council to take a slightly longer term view of the necessity to secure an external partner and allow some variation in timing should the current weakness in the property market persist and have a material effect on the range and quality of the proposals received.

12. GENERAL CONCLUSIONS AND REC6MIVIENDATIONS

12.1 General Conclusions

The future of the Mansion and the securing of a potential partner are complex issues and evidence from elsewhere suggests that they may not be easily resolved. It is important that the Council develops a strategy that is firmly rooted in the reality of what the Mansion has to offer and the challenges it will need to meet in finding a partner who is prepared to invest substantial sums in the building on terms that are satisfactory to the Council. Any marketing exercise for the Mansion will need to be set in the following context.

•
The Mansion is a unique property which does not fit neatly into any specific market profile, It is extremely rare for such a property to be placed on the market and there are no useful recent precedents for the Council to follow in determining its market strategy.

•
The Mansion's uniqueness creates both strengths and weaknesses for any marketing strategy

•
In marketing the Mansion to external partners, the Council will have to make a number of decisions about the parameters it wishes to set for future use and associated decisions about the future design and use of the park
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It is impossible to predict any specific market response and although the Council may wish to place constraints on any future offers, it also needs to make any marketing process as open as possible in order to attract a wide range of interest

Experience at park historic houses elsewhere and the advice of property consultants suggests that the Mansion will attract interest

Some offers may well be conditional upon the Council's response to a number of factors some of which are identified in Section 8 of the appraisal. The process of evaluation and selection may be lengthy and complex.

The Council's willingness to invest its own funds in the Mansion may be a key factor and would almost certainly widen the field of prospective partners and increase the Council's ability to impose conditions on any partnership agreement

The current market is difficult for a project that will rely on significant levels of investment. There may be an argument for a delay in any marketing exercise until the market has improved. However, at the same time there is an urgency for action to be taken and a danger that delay will see further increase in costs for remedial work.

Some short term progress may be made through reintroducing the upper ground floor rooms for hire and making some improvements to the cafe. The capacity for a short term solution will depend heavily on the anticipated timespan before a long term solution is found and the Council's ability and willingness to make some short term investment.

12.2 Recommendations

In the context of the conclusions above it is recommended that the Council

•
Define a package of works to the hodse which will form the core of any proposal and whose cost will represent the minimum funding required for any future plan.

•
Respond, as far as it is able, to the necessary decisions in Section 10 of the appraisal and in doing so define the parameters and tolerances for any proposal for the Mansion

•
Carry out an initial testing of the market by inviting outline proposals on a basis which offers interested parties considerable scope to present a wide range of ideas

•
Analyse the results of the initial market testing before committing itself to any further course of action allowing the Council to keep its options open as long as possible

In effect the Council is advised to take a staged approach with the above representing Stagell after which the Council will need to further review on the basis of what it has learned about the market before deciding on future stages.
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13. NEXT STEPS

In order to progress the recommendations in Section 12 above, the following action will be required:‑

1. Set a detailed timetable for the Stage 1 actions in Section 12 above and an outline timetable to finalise the process and appoint an external partner

2. Define the parameters within which offers will be invited

3. Create a brief for prospective partners

4. Develop a process for the launch and distribution of the brief, the receipt of offers and their evaluation in the market evaluation and the receipt and evaluation of offers. Currell's have suggested the following launch strategy:

•
Preparation of a two page colour brochure with photographs, plans and a templated website with up to 6 pages.

•
Mail out to the top 500 Commercial Agents and Chartered Surveyors in Central London for their retained clients

•

Quarter page advertisement in Country Life magazine

•

Half page advertisement in the Estate Gazette

•
Editorial where possible in local and national newspapers such as Bricks & Mortar in the Times

5. Decide whether or not the Council wishes to manage the above marketing process itself

or to engage outside agents. It is estimat ‑ ed that the costs of the actions in 4 above via

external agents would be around £6,000. '
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APPENDIX 1 REPORT OF CURRELL AND CO.

We refer to written instructions from Rees Bolter Architects of 6 th May 2009 and confirm that we carried out an internal inspection of the above property on 12 th May 2009 and now take pleasure in providing you with our preliminary opinion of the estimated realisation of the freeholdllong leasehold interest with full vacant possession together with other advice, for marketing purposes.

In accordance with your instructions we would stress that our usual investigating procedures were restricted andlor material facts have not been disclosed. Accordingly, we are providing our preliminary opinion on the basis of a limited internal inspection, various assumptions and the limited information immediately available to us and recited in this letter.

We understand that the property is freehold and that the basis of our estimate of realisation is to be with full vacant possession. We have assumed that the property possesses a good and marketable title free from any onerous or hampering restrictions or conditions.

We have assumed a new long lease, of say 999 years, subject to a nominal ground rent, may be granted.

We have assumed that the property has been erected and has been occupied and used in accordance with all requisite consents, that there are no outstanding statutory notices and that it is not adversely affected by any town planning or highway proposals.

We further assume that the property is not adversely affected by high alumina cement or by other prohibited or suspect deleterious materials. We assume that neither the property nor any adjoining property have been subject to any contamination or pollution.

We have been provided with approximate measurements by Rees Bolter Architects as follows:‑

Description
Gross Area
Net Area

Lower Ground Floor
5,040
2,722

Vaults
1,442
1,285

Upper Ground
4,629
2,562

First
4,785
3,318

Second
2,780
1,978

Total (excl. Vaults)
17,234
10,580

We reserve the right to revise our advice following detailed internal inspection and investigations and carrying out our own measurements.

We are assuming that the front car park and an agreed area of land surrounding the property will be included in an agreement for the property.

We have been verbally advised by Rees Bolter Architects that between £2 million and £3 million may have to be spent on the accommodation in order to bring it up to a satisfactory level.

Page 35 of 45

Beckenharn Place Park Mansion ‑ Appraisal of Options for Future Use

The cost of this refurbishment excludes any internal alterations.

1. PROPOSED USES

We have considered the following uses as defined by the Town and Country Planning (Use Classes) Order 1987 and its subsequent amendments:

A3 Restaurant Premises

We do not consider the property to be economically viable as a restaurant.

Bl Offices

The property is suitable for B1 occupation as offices. It may be possible for various parts of the building to be occupied by different users. There are the obvious drawbacks with the communal access, security, and shared toilet facilities.

We have also considered the offices being converted for use as serviced offices. This is likely to attract reasonable demand as the majority of office users in the area are likely to be of a small or start up nature.

Cl Hotels, Boarding Houses and Guest Houses

We have considered the potential of the property being converted to a hotel.

We are of the opinion that the industry would regard the premises as being too small to be economically viable.

C2 Residential Institutions


‑ Schools and Colleges


‑ Hospital and Nursing Home

We are of the opinion that there may be interest from a small private school, nursery or academic institution.

However, we are of the opinion that the cost of refurbishment is likely to be uneconomic.

C3 Dwelling House

We have considered the prop erty being used either as a single house or a number of flats.

It is possible that an interested party may wish to live at the premises and possibly run a business.

There is also the possibility that a developer may wish to convert the premises into a number of flats.

However, we are of the opinion that the cost of refurbishment is likely to be uneconomic.

DI Non‑residential institutions

The property has been used in the past for wedding receptions and other functions such as conferences and parties. This is a use that may be continued although it may be considered economically unviable.
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The property may appeal to a faith organisation, a church or another group of worshipers. We are of the opinion that this is the most likely use of the premises.

D2 Assembly and Leisure

We do not consider there would be demand for either a cinema or music hall.

2.

DEMAND

We have carried out research into demand for all the aforementioned uses.

Generally in the Beckenham and Bromley area where there is demand, offices achieve a rental in the region of £10 per sq ft. On a freehold basis capital values of between £100 and £200 per sq ft may be achieved where there is demand.

We also carried out research into values for quality period residential property with asking prices generally between £190 and £400 dependent on location, specification, amenities and the amount of land.

We have also looked at the market for D1 properties such as former Churches and Church Halls with values in the region of £100 per sq ft being achieved.

We consider the level of demand for the property to be somewhat limited for the following reasons:

1 .

The poor state of the property market and the anticipated value once the building

has been refurbished. 
‑

2.

The anticipated outlay of between £2 million to £3 million in carrying out a

refurbishment of the building, excluding any internal alterations.

3.

The property is not in a recognised location for offices, residential premises, or a

hotel.

4.

The location of the property surrounded by public parkland.

5.

The lack of amenity land with the property.

Consideration might be given to disposing of further land with the property to increase demand.

Furthermore, cons ideration might be given to include the nearby Stable Block, subject to negotiation, in any transaction on the main property.

3. ESTIMATES OF REALISATION

Based upon the limited information immediately available to us,'the assumptions adopted and our limited internal inspections, we are of the preliminary opinion that the estimate of value of the freehold interestllong leasehold interest of say 999 years in the above property with full vacant possession, for marketing purposes, is NIL..

We have also considered the level of rental that might be achieved on the whole property.
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A rental of between £5 and £10 per sq ft might be achieved on various parts of the property subject to an agreed rent free period and with contributions by the landlord towards fit out.

The estimates are totally dependent on the adequacy and accuracy of the information supplied andlor assumptions made and should these be incorrect or inadequate the accuracy of the valuation may be affected.

Verification is needed of all information and assumptions on which the valuation is based. Since such information and assumptions are material to the amount of the valuation, our preliminary opinion of value should not be relied upon pending verification.

Since our estimate of realisation has been carried out without the definitive information normally available and without there being the opportunity to carry out an adequate inspection our preliminary estimates of realisation do not accord with the strict requirements of The Practice Statements in the RICS Valuation Standards, 6 th Edition.

Accordingly our estimate of realisation should not be regarded as asset valuation for disclosure to third parties or be used for the basis for a transaction, loan, for investment or for incorporation in any financial statement. The advice is provided for guidance purposes only and should not be relied upon until we have carried out internal inspection and usual investigating procedures.

4. MARKETING PROPOSAL

We would recommend that the property is marketed as widely as possible in order to fully test the market.

We would recommend that expressions of interest are sought for the property for either a new 999 year lease subject, to a nominal ground rent, or a shorter lease for a term to be agreed.

Any such lease will require a repairing obligation with a timescale for carrying out such works.

In this respect we would recommend the following marketing strategy:

1 .
Preparation of a two page colour brochure with photographs, plans and a templated website with up to 6 pages.

2.
Mail out to the top 500 Commercial Agents and Chartered Surveyors in Central London for their retained clients

3.

Quarter page advertisement in Country Life


magazine

4.

Half page advertisement in the Estate Gazette

5.
Editorial where possible in local and national newspapers such as Bricks & Mortar in the Times

An agreed timetable could be drawn up for this exercise with the process likely to take between two to four months.
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We would then invite written proposals from interested parties setting out, inter alia, the following information:

1.

Proposed Use

2.

Proposed Price

3.
Indication of preferred demise indicating further land that might be required

4.

Proof of funding

5.

Timescale for development

5. SUMMARY

The property requires significant expenditure to carry out external repairs as well as any internal alterations.

It is not possible to identify who in the market place is likely to acquire the building and carry out a suitable refurbishment.

We would therefore recommend that marketing is carried out by way of advertising and through the media to fully test the market.

We recommend that all interested parties are to be advised that the council will be under no obligation to accept any proposals that come forward.

Any proposed development to the premises will involve detailed discussions and negotiations with the council. These will include the agreed extent of works, extent of outlying land to be included in the demise, and continued repairing and other obligations under the terms of the lease.

At the end of the exercise, we would advise you that there still may not be a satisfactory proposal for the property.

Consequently, further consultation and financial incentives may be required in order to deal with the property.

Neither the whole nor any part of this letter nor any reference hereto may be included in any published document, circular or statement, or published in any way without our prior written approval of the form and context in which it may appear.

This letter is provided for the stated purpose and for the sole use of the party to whom it is addressed. It is confidential to the client and his professional advisers and we accept no responsibility whatsoever to any other person.

We trust the contents of this letter are satisfactory for your immediate purposes but should you require any further information, please do not hesitate to contact us.

Chris Currell 1VIRICS

Currell Chartered Surveyors

12 June 2009
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