BENEFICE OF WINSCOMBE AND SANDFORD WITH CHURCHILL
CHURCH CENTRE OPTIONS APPRAISAL REPORT FOR CHURCH MEMBERS

OPTION 0A OPTIONS APPRAISAL

KEY DESIGN DETAILS
· DEMOLISH BIRCH COTTAGE 
· MINIMAL REPAIR REQUIREMENT ON SUBSIDENCE AND ROOF
· REPAIR ROOF LIKE FOR LIKE
· REPLACE GUTTERS AND DOWN PIPES
· PLANNING PERMISSION AND BUILDING REGULATIONS REQUIREMENT (PROBABLY SORTED BY CONTRACTOR)
· LIMITED GRANT FUNDING POSSIBLE

SKETCH DRAWING
None for Centre due to no alteration to the look of building 
None for Birch Cottage (BC) as demolished

COSTS ‘0’B
	BASE COST 
	VAT
	PLANNING/DESIGN FEE
	CONTINGENCY
	PRUDENT BUDGET

	Birch Cottage
	
	
	
	

	10,000
	2,000
	1,000
	-
	13,000

	
	
	
	
	

	Centre 
	
	
	
	

	84,878
	16,376
	3,537
	10,185
	115,576

	
	
	
	
	

	
	
	
	
	128,576




OPTION 0A S.W.O.T ANALYSIS
	STRENGTHS
	WEAKNESSES

	
· Lowest cost option for overall project
· No future repair / maintenance for BC
· Minimal disruption for use of Centre
· Planning permission not required for centre repairs
· Building works take least amount of time

	
· Loss of BC as a capital asset
· Does not meet our project vision
· Lack of flexibility & space for hospitality


	OPPORTUNITIES
	THREATS

	
· More outdoor space (car parking, landscaping etc.)

	
· Planning permission to demolish BC could be refused
· May not attract grant funding

















OPTION 0B OPTIONS APPRAISAL
KEY DESIGN DETAILS
· MINIMAL REPAIR REQUIREMENT ON SUBSIDENCE AND ROOF
· REPAIR ROOF LIKE FOR LIKE
· REPLACE GUTTERS AND DOWN PIPES
· UPDATE BIRCH COTTAGE FOR FLEXIBLE COMMUNITY USE/HUB 
· MINIMAL BUILDING REGULATIONS REQUIREMENT PROBABLY SORTED BY CONTRACTOR
· LIMITED GRANT FUNDING POSSIBLE

SKETCH DRAWING
None for Centre due to no alteration to the look of building
[image: ]Birch Cottage – sketch of potential lay out and works 
[image: ]
COSTS ‘0’ A
	BASE COST 
	VAT
	PLANNING/DESIGN FEE
	CONTINGENCY
	PRUDENT BUDGET

	Birch Cottage
	
	
	
	

	27,210
	5,442
	1,316
	3,265
	37,234

	
	
	
	
	

	Centre 
	
	
	
	

	84,878
	16,376
	3,537
	10,185
	115,576

	
	
	
	
	

	
	
	
	
	152,810



OPTION 0B S.W.O.T ANALYSIS

	STRENGTHS
	WEAKNESSES

	
· Low cost option for centre
· Retains BC as a capital asset 
· Minimum disruption for use of Centre


	
· Limited opportunities to recover costs 
· Income from BC unlikely to recover costs of repair & future maintenance
· Does not meet our project vision 
· Unattractive building internally and externally

	OPPORTUNITIES
	THREATS

	· BC could have variety of uses



	· Groups may opt to use more attractive facilities in locality








OPTION 1 OPTIONS APPRAISAL
KEY DESIGN DETAILS
· CREATES NEW HOSPITALITY AREA INCREASING USAGE AND SPACE
· REPLACE ROOF WITH NEW COMPOSITE ROBUST INSULATED MATERIAL
· CREATES NEW STORAGE/COMMS. FIRST FLOOR AREA 
· UNDERPIN TO SOLVE SUBSIDENCE 
· DEMOLISH GARAGE AND BUILD EXTENSION CREATING HOSPITALITY AREA
· UPGRADE AND REPLACE HIGH LEVEL WINDOWS
· EXTERNALLY CLAD WALLS FOR INSULATIONS AND ATTRACTIVE LOOK 
· REPLACE GUTTERS AND DOWN PIPES
· [image: ]UPDATE BIRCH COTTAGE FOR COMMUNITY HUB
· FULL PLANNING PERMISSION AND BUILDING REGULATIONS REQUIREMENT 
· POTENTIAL GRANT FUNDING POSSIBLE
· RETAINS OFFICE/TOILETS/ENTRANCE 

SKETCH DRAWING OPTION 1 inc refurbished BIRCH COTTAGE
[image: ][image: ]




COSTS OPTION 1
	BASE COST 
	VAT
	PLANNING/DESIGN FEE
	CONTINGENCY
	PRUDENT BUDGET

	Birch Cottage
	
	
	
	

	27,210
	5,442
	1,316
	3,265
	37,234

	
	
	
	
	

	Centre 
	
	
	
	

	332,625
	66,525
	36,315
	33,315
	481,380

	
	
	
	
	

	
	
	
	
	518,614




OPTION 1 S.W.O.T ANALYSIS

	STRENGTHS
	WEAKNESSES

	
· Mid range cost option for centre
· Retains BC as a capital asset
· Future proof repairs


	
· Loss of income during closure for repairs & extension etc.
· Income from BC unlikely to recover costs of repair & future maintenance
· Supports limited progress towards project vision  
· Limited additional storage to compensate for loss of garage
· No enhancement of toilets


	OPPORTUNITIES
	THREATS

	
· BC could have variety of uses
· Increase of income for Centre lettings
· Better meets our vision
	
· BC may not have a use 
· Planning permission may not be granted
· Attracting sufficient funding 
· Retains an internally unattractive main hall 



























OPTION 2A OPTIONS APPRAISAL
KEY DESIGN DETAILS
· CREATES NEW HOSPITALITY AREA INCREASING SPACE, ATTRACTIVE ENTRANCE FROM ROAD 
· REPLACES OFFICE AND TOILETS AND RELOCATED
· MAXIMISES FLEXIBLE SPACE ENABLING FURTHER ROOM
· REPLACE ROOF WITH NEW COMPOSITE ROBUST INSULATED MATERIAL
· CREATES NEW STORAGE/COMMS. FIRST FLOOR AREA 
· UNDERPIN TO SOLVE SUBSIDENCE 
· SOME LANDSCAPING AND CAR PARK IMPROVEMENT
· UPGRADE AND REPLACE HIGH LEVEL WINDOWS
· EXTERNALLY CLAD WALLS FOR INSULATION AND ATTRACTIVE LOOK 
· REPLACE GUTTERS AND DOWN PIPES
· UPDATE BIRCH COTTAGE FOR COMMUNITY HUB
· FULL PLANNING PERMISSION AND BUILDING REGULATIONS REQUIREMENT 
· POTENTIAL GRANT FUNDING POSSIBLE
[image: ]
[image: ]SKETCH DRAWING OPTION 2 A inc refurbished BC

COSTS 2A
	BASE COST 
	VAT
	PLANNING/DESIGN FEE
	CONTINGENCY
	PRUDENT BUDGET

	Birch Cottage
	
	
	
	

	27,210
	5,442
	1,316
	3,265
	37,234

	
	
	
	
	

	Centre 
	
	
	
	

	518,426
	103,686
	65,211
	62,211
	743,536

	
	
	
	
	

	
	
	
	
	780,770
















































OPTION 2B OPTIONS APPRAISAL
KEY DESIGN DETAILS
· CREATES NEW HOSPITALITY AREA MAJOR INCREASE SPACE, ATTRACTIVE ENTRANCE FROM ROAD 
· REPLACES OFFICE AND TOILETS AND RELOCATED
· MAXIMISES FLEXIBLE SPACE ENABLING FURTHER ROOM
· REPLACE ROOF WITH NEW COMPOSITE ROBUST INSULATED MATERIAL
· CREATES NEW STORAGE/COMMS. FIRST FLOOR AREA 
· UNDERPIN TO SOLVE SUBSIDENCE 
· SOME LANDSCAPING AND CAR PARK IMPROVEMENT
· UPGRADE AND REPLACE HIGH LEVEL WINDOWS
· EXTERNALLY CLAD WALLS FOR INSULATIONS AND ATTRACTIVE LOOK 
· REPLACE GUTTERS AND DOWN PIPES
· UPDATE BIRCH COTTAGE FOR COMMUNITY HUB
· FULL PLANNING PERMISSION AND BUILDING REGULATIONS REQUIREMENT 
· [image: ]POTENTIAL GRANT FUNDING POSSIBLE

SKETCH DRAWING OPTION 2 B inc refurbished BC













COSTS 2B
	BASE COST 
	VAT
	PLANNING/DESIGN FEE
	CONTINGENCY
	PRUDENT BUDGET

	Birch Cottage
	
	
	
	

	27,210
	5,442
	1,316
	3,265
	37,234

	
	
	
	
	

	Centre 
	
	
	
	

	555,176
	111,035
	69,621
	66,621
	802,453

	
	
	
	
	

	
	
	
	
	840,004

	
	
	
	
	

	
	
	
	
	



OPTION 2A / 2B

	STRENGTHS
	WEAKNESSES

	
· Mid range cost option for centre
· Physically links BC to Centre
· Meets our project vision 
· Attractive frontage to road
· New & upgraded toilets
	
· Loss of income during closure for repairs & extension etc.
· Income from BC unlikely to recover costs of repair & future maintenance

	OPPORTUNITIES
	THREATS

	
· BC could have variety of uses
· Increase our income for Centre letting
· Flexibility for internal lay out so retaining BC may not be necessary
	
· BC may not have a use
· Planning permission may not be granted
· Attracting sufficient funding






























OPTION 3 OPTIONS APPRAISAL
KEY DESIGN DETAILS
· WE HAVE OUTLINE PLANNING PERMISSION FOR THIS DESIGN
· CONSULTATION WITH COMMUNITY ALREADY
· ARCHITECT HAS WORKED ON DESIGN AND FEASIBILITY
· ECOLOGICAL REPORTS IN PLACE FOR THIS DESIGN
· PARISH COUNCIL SIGNED OFF ON DESIGN
· CREATES NEW HOSPITALITY AREA MAJOR INCREASE SPACE, 
· ATTRACTIVE ENTRANCE FROM ROAD 
· [image: ]MAXIMISES FLEXIBLE SPACE ENABLING FURTHER ROOM
· SOME LANDSCAPING AND CAR PARK IMPROVEMENT
· FULL PLANNING PERMISSION AND BUILDING REGULATIONS SIMPLE 
· POTENTIAL GRANT FUNDING POSSIBLE
[image: ]SKETCH DRAWING OPTION 3 
COSTS OPTION 3
	BASE COST 
	VAT
	PLANNING/DESIGN FEE
	CONTINGENCY
	PRUDENT BUDGET

	Birch Cottage
	
	
	
	

	0
	
	
	
	

	
	
	
	
	

	Centre 
	
	
	
	

	1,143,736
	5% 57,190
	124,033
	120,033
	1,444,992




OPTION 3 S.W.O.T ANALYSIS

	STRENGTHS
	WEAKNESSES

	
· New build meets all modern standards
· We already have out line permission & other necessary reports
· Meets our project vision 
· Less ongoing maintenance costs
· Attractive frontage to road / landscaping

	
· Higher loss of income during closure for demolition & rebuild
· Loss of BC as an asset
· Higher cost option 
· Lack of storage

	OPPORTUNITIES
	THREATS

	
· Most potential for increasing our income from lettings
· Flexibility for internal layout 

	
· Attracting sufficient funding































OPTION  4 OPTIONS APPRAISAL
KEY DESIGN DETAILS
· WE HAVE OUTLINE PLANNING PERMISSION FOR ALTERNATIVE NEW BUILD ON FOOTPRINT BUT SMALLER
· CREATES NEW HOSPITALITY AREA MAJOR INCREASE SPACE, 
· ATTRACTIVE ENTRANCE FROM ROAD 
· MAXIMISES FLEXIBLE SPACE ENABLING FURTHER ROOM
· SOME LANDSCAPING AND CAR PARK IMPROVEMENT
· FULL PLANNING PERMISSION AND BUILDING REGULATIONS NEEDED 
· POTENTIAL GRANT FUNDING POSSIBLE

SKETCH DRAWING OPTION 4
 
[image: ]








COSTS 4
	BASE COST 
	VAT
	PLANNING/DESIGN FEE
	CONTINGENCY
	PRUDENT BUDGET

	Birch Cottage
	
	
	
	

	0
	
	
	
	

	
	
	
	
	

	Centre 
	
	
	
	

	1,601,671
	5% 80,084
	124,533
	120,033
	1,926,321




OPTION 4 S.W.O.T ANALYSIS

	STRENGTHS
	WEAKNESSES

	
· New build meets all modern standards
· Meets our project vision 
· Less ongoing maintenance costs
· Attractive frontage to road / landscaping


	
· Loss of BC as a capital asset
· Highest cost option for centre

	OPPORTUNITIES
	THREATS

	
· Large flexible space
· Most potential for increasing our income from lettings

	
· May not get Planning Permission
· May be difficult to attract enough income from letting to be viable
· Space for car parking may not be sufficient 
































OPTION 5 OPTIONS APPRAISAL
KEY DESIGN DETAILS
· WE SELL WHOLE SITE AND RELOCATE 
· ALTERNATIVE LOCATION EITHER RENTED OR PURCHASED FREE HOLD OR LEASE HOLD
· MAXIMISE VALUE BY OBTAINING PLANNING PERMISSION FOR HOUSES
· QS VALUATION OF SITE WITH PLANNING PERMISSION FOR 7 HOUSES £900,000


SKETCH DRAWING OPTION 5: NOT APPLICABLE

COSTS OPTION 5
	BASE COST 
	VAT
	PLANNING/DESIGN FEE
	CONTINGENCY
	PRUDENT BUDGET

	Birch Cottage
	
	
	
	

	0
	
	
	
	

	
	
	
	
	

	Centre 
	
	
	
	

	0
	0
	90,000
	9,000
	99,000




OPTION 5 S.W.O.T ANALYSIS

	STRENGTHS
	WEAKNESSES

	
· Releases capital to build on a new site or use money elsewhere
· We are in control of timescale
· If we rent we are no longer involved in financial management 







	
· We lose a prime position on a main road through the village (which is easily accessible by car and on foot)
· Question of whether Diocese would support this option 
· Lose all future flexibility of developing/partnering our site
· Disposes of all assets associated with the site
· Moral question of whether we should dispose of a site that was gifted to us for church use.
· Costs to rent other premises would increase year on year 

	OPPORTUNITIES
	THREATS

	
· If we rent premises we are not involved in their maintenance 
· Potential to purchase cheaper accommodation to release capital
· Potential to invest any money released in St James’s Church (Grade 1 Listed Building)




	
Renting 
· Hiring other premises is insecure
· May not be able to run outreach activities 
· Loss of ability to create income from lettings
Relocating
· Lack of alternative sites in locality
· Restriction of covenants that exclude faith groups
Selling Site
· May not get planning permission  for houses
· Lose the ability to create income stream from letting our own building if we rent
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