BOROUGH COUNCIL OF WELLINGBOROUGH
Resources Committee

AGENDA ITEM
30 September 2020

Report of the Assistant Director
COMMUNITY ASSET TRANSFER REQUEST – HEMMINGWELL COMMUNITY
AND SKILLS CENTRE
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Purpose of report
Members are asked to consider a request to agree the Hemmingwell Centre
community asset transfer in accordance with the approved community asset
transfer policy.
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Executive summary
The report outlines the application by the Hemmingwell Centre requesting a
community asset transfer which has been occupied under leases by the
Hemmingwell CIO for some years.
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Appendices
Appendix 1: Business case
Appendix 2: Response to queries.
Appendix 3: Valuation
Appendix 4: Budget information (exempt)
Appendix 5: Profit and loss financial information (exempt)
Appendix 6: Draft 2019 Accounts (exempt)
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Proposed action:

The committee is invited to RESOLVE
4.1
4.2

to approve the Community Asset Transfer of the Hemmingwell
Community and Skills centre in accordance with the policy;
that the review of the assessment of social value of the services to be
provided by the CIO be delegated to the Assistant Director (Corporate
Landlord)
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Background

5.1

The council has agreed to four community asset transfers (CAT) since 2014.
The most significant of these was the decision to transfer Glamis Hall to an
organisation for community use on 19 November 2014. This decision was
made following significant discussion about the potential closure of the facility
by the council, and a submission by the newly formed charity: Glamis Hall for
All.
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5.2

A second application was made by The Castle Wellingborough Ltd, registered
as a charity, for a transfer of the theatre to enable a redevelopment project. As
members will be aware, this application was not agreed because due
diligence raised concerns about the financial sustainability of the organisation.

5.3

Three further applications were subsequently approved for the transfer of
open space land to Finedon Town Council, open space land to Bozeat Parish
Council and for the lease at the Daylight Centre.

5.4

The council received a CAT application from the Hemmingwell Community
and Skills Centre CIO in September 2019 and has been working with them to
get further information to allow the application to be reviewed and determined.
The application is considered below, with further details in the appendices.

6

Discussion

6.1

The Hemmingwell Community and Skills Centre CIO submitted a CAT
application in September 2019 requesting the transfer of the centre to the
CIO. The business case is included in Appendix 1 and further information
requested by officers in support of the application have been received
subsequently and are set out in Appendix 2. The valuation is included in
Appendix 3, with exempt information on budgets, profit and loss and a draft
copy of the Hemmingwell centres 2019 accounts in Appendix 3.

6.2

The documents received were reviewed and feedback was provided on the
application which showed the positive work carried out at the centre , but
further information was requested on how the property would be managed; to
provide clarity on the financial position; how the facility would become
sustainable and how the service would adapt and grow. This information is
included in Appendix 2 with exempt information in Appendices 4,5 and 6.

6.3

The ongoing impact of the COVID 19 pandemic on our communities is likely to
be significant. The community and voluntary sector will be key partners in
helping with the recovery phase and sustaining local services. The
Hemmingwell Community and Skills Centre CIO seek support for their bid as
a social investment in the wellbeing of some of the borough’s residents, many
of whom face barriers to opportunity.

6.4

The current application suggests that new service initiatives the Hemmingwell
Community and Skills centre CIO would seek to offer is the provision of a
youth club, library, IT and training facilities alongside providing a meeting
space for other community schemes to use. The CIO feels that as a focal
point, the Centre will therefore have a greater role to play in supporting and
sustaining our local communities. The building of partnerships with
businesses, focused and accelerated during the current crisis, will provide
another facility to deliver support to residents in the future.

6.5

The application seeks the freehold transfer of the Hemmingwell Community
and Skills centre. However, as part of the recently completed larger transfer
of assets to Greatwell Homes , it has been agreed that once the outcome of
the CAT is known, the freehold of this property will be transferred to Greatwell
Homes and cannot therefore be transferred to the Hemmingwell Community
and Skills centre CIO. This agreement is part of the legal transfer of assets.

6.6

Officers have agreed heads of terms with Greatwell Homes which will mean
that should this CAT be successful the Hemmingwell Community and Skills
Centre CIO will be given a 25-year lease on a nominal rent. This will give
them security over a significant period and allow them to apply for external
funding. If this CAT is not successful, the freehold of property would be
transferred to Greatwell Homes with no lease in place meaning the facility
would have to close. Greatwell Homes are supportive of the Hemmingwell
Community and Skills centre and wish to support the facility, but they are
unable to contribute financially to the running costs of the CIO. However, they
have agreed to granting the CIO a long lease at a nominal rent if the CAT
application succeeds.

6.7

If the CAT is successful it would mean that the current rent payments of
£15,000pa would be reduced to a nominal rent plus service charge and would
allow re-allocation of the income the CIO receives from Centre activities to
maintain the building and pay for staff and services.

6.8

In accordance with the policy, the recommendation is that this CAT is
approved. The only two options available in these circumstances are to agree
the CAT and allow the Hemmingwell Community and Skills centre CIO to
continue to run services from the Centre, or not approve the CAT which would
mean the facility would not be able to continue.
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Legal powers
The council has full power to manage its property assets under the incidental
powers in section 111 of the Local Government Act 1972. S123 of the Local
Government Act 1972 requires the council to obtain best consideration for any
interest in land disposed of. This asset has a relatively low value, so the best
consideration test would not prevent the transfer. Furthermore, the council
has all the powers of an individual under section 1 of the Localism Act 2011.
Accordingly, it has full power to carry out the proposed actions.
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Financial and value for money implications

8.1

The Hemmingwell Community and Skills centre have operated a service
however this has been reduced recently. They pay a rent of £15,000 pa.

8.2

As the property will no longer be in the council’s ownership and will be
transferred to the Greatwell homes, the rent of £15,000 is not included in the
council’s income budget for investment properties and therefore there would
be no reduction to the council’s income.

8.3

Hemmingwell Community and Skills centre has been valued at £135,000. The
valuation is included at Appendix 2. An earlier report on the social value of the
facility when overseen by Goodwill Solutions has been provided; this needs to
be revisited in relation to the services intended to be delivered by the
Hemmingwell Community and Skills Centre CIO.

8.4

The Hemmingwell and Community Centre CIO has held a contract with the
council since 2016 to provide an affordable community meeting space and
facilitate community hub services. For 2020-21 the CIO has been awarded a

further grant of £15k by the council to support them to develop services at the
Centre. Further information on finances is included in appendices 4,5 and 6.
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Risk analysis

9.1

The main risks to the council of not agreeing this CAT is that the services that
can be offered at the Hemmingwell Community and Skills centre would be
lost.

9.2

As the council will no longer receive an income for the rent of the property
then this does not provide a risk to the council if the CAT is approved.

9.3

If the CAT is not approved, then there would be a significant reputational risk
to the council as services within this area would cease. As the council has
previously provided grant funding for the running of this facility this may be
viewed as conflicting with previous decisions to support the CIO.

9.4

If this service/facility is not provided residents may seek support from the
council where very limited support is available.
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Implications for resources
Officer resource and the resources of District Law will be required to complete
the transfer.
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Implications for equalities, and stronger and safer communities
The Centre is situated in one of the more deprived areas of the borough and
many of the current service users face disadvantage through a number of life
chance characteristics. The vulnerable users of both the current and proposed
extended services to be provided at the Centre would benefit from them. This
would have positive implications for stronger and safer communities.
Should the CAT not be approved, meaning community services can no longer
be provided or facilitated at the centre by the CIO, this is likely to have
negative implications for a number of current service users, if there is no
alternative venue from which to deliver services in the local community.
Having a safe community space to meet and seek local services adds to the
feeling of community safety and community resilience by building a sense of
belonging and support.
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Author and contact officer
Adrian Piper, Assistant Director
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Consultees
Liz Elliott, Managing Director
Shaun Darcy, Director
Victoria Phillipson, Principal Property and Projects Manager
Vicki Jessop, Assistant Director

Karen Denton, Assistant Director
Eric Symons, Assistant Director
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Background papers
In addition to the appendices further documentation was submitted with the
application which includes:









Constitution
Objectives document
The Good that Goodwill Does 2018 & 2019 reports
Bank statements
Insurance certificates
Trustee Meeting minutes
Equality and Diversity Policy
Grievance policy

PART A – ORGANISATION DETAILS
1. Name

Hemmingwell Community and Skills Centre Community Interest Company

2. When will your
provision start?

Already open and running through volunteers
and renters.

Property Address

119-127, Nest Farm Crescent, Wellingborough, NN8 4TU.

Is the property
owned by BCW?

Freehold held by BCW, lease ended, but, held over with HCSC CIC. Freehold Transfer requested.

Operates Monday – Friday, Sunday for
churches and weekend events as required.

3. Organisation Name

Hemmingwell Community and Skills Centre CIC.
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Tony Knaggs

Contact person

5. Position held

Director/Trustee

6. Contact Address

As above

7. Telephone number

07917 128797

8. Email address

tonyknaggs2@hotmail.co.uk

9. Website address

https://www.facebook.com/pages/category/Community-Center/Hemmingwell-community-skillscentre-590731237693462/
www.hemmingwellcentre.org.uk – website not uploaded yet.

10. When did your organisation
start?

Community Centre in existence for 40+ years, changed to Hope Project Community Trust
(Charity No 1162170) then HCSC CIO in 2017.

11. Constitution enclosed

With CAT application

12. What are the main aims and
objectives of your organisation?

To deliver meaningful social good through the creation and management of sustainable activities
and provide facilities for the local community. In doing this, we aim to meet as many Main
Themes and outputs and objectives of the BCW Annual Business Plan for 2020-21 as we
can, identified below.
BCW Main Theme: Provide for the wellbeing of our residents, including leisure services. –
sustain areas for project development such as promoting arts and culture through events, through
securing the use of the Centre, further developing it and finding new uses on the large housing
development that is the Hemmingwell estate. GLJ Theatre, who already provide services at
Glamis Hall have agreed in principle to engage with this. We are aware of other potential users,
craft trainers, Made with Many project, Project Kicks and right down to Bingo, all providing
different social experiences.
BCW Main Theme: Provide for the wellbeing of our residents - We will provide a safe and
secure centre for the community in an area of lower car ownership and limited ability to access
the town centre. A place available to all for support and sign posting to advice where needed.
BCW Main Theme: Economic development and skills training - We aim to provide for the
further education and skills of residents in Hemmingwell and the surrounding areas, in particular
for returning to work or preparing for work for the first time, basic skills, confidence building,
mentoring, crafts, languages, including English as a second language and fitness, through
financial support streams such as the ESF and collaboration with other providers such as Tresham
and Moulton, where possible. We will promote learning.
BCW Main Theme: Economic development and skills training - We aim to provide other activities
as a means of enabling them to participate in society as independent, mature and responsible
individuals working with partners, such as the police and OPFC and health and local authorities.
To encourage people to take part in economic and community life. Previously, a credit union has
used the facility; hopefully this might be re-started as a valuable alternative to loan sharks.
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BCW Main Theme: Economic development and skills training – We are already working with
SEMLEP sponsored skills projects and are connected to the Construction Skills Project. We will
sign post and link to partners and stakeholders to promote other initiatives locally.
BCW Main Theme: Provide for the wellbeing of our residents, including leisure services. We aim
to start a new, self-supporting, second-hand book library, acting as a resource for people living in
the area. They will also be on sale to generate a small income.
We aim to increase usage when certainty of operation is achieved, working with residents, local
business and stakeholders, thus developing the facility as a local hub that serves the local
community.
We aim to provide a local computer and internet access point for the Hemmingwell community.
BCW Main Theme: Provide for the wellbeing of our residents, including leisure services. We aim
to re-invigorate the youth provision, with a youth club, possible cadets/DoE option.
BCW Main Theme: Provide for the wellbeing of our residents - We aim to be sustainable and
self-financing almost immediately via a mix of grant funding, fees, bookings and commercial
income and using the income for the benefit of residents’ development.
BCW Main Theme: Provide for the wellbeing of our residents, including leisure services. We
know there are huge challenges within the groups we work with and many residents are subject to
ongoing life failures (whether systematic, health, domestic or institutional) and we are aiming to
empower participants with a sense of purpose, ownership of their lives and a desire to change
their community.
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BCW Main Theme: Economic development and skills training & Provide for the wellbeing of our
residents, including leisure services - To develop capacity in and connections between public,
private, voluntary and community sectors in order to support economic and social development
and work with them to enable service delivery.
BCW Main Theme: Provide for the wellbeing of our residents – We will develop the community
and promote community cohesion and safety and encourage participation in services.
Many of these benefits are difficult to quantify financially and many will be benefits felt by partner
organisations, such as NHS, mental health organisations, employers and FE establishments.
To safeguard the buildings for community use.
We note the Council’s intention in the Annual Plan to review the use of council owned assets to
promote well-being and community engagement so that they have a positive impact on residents.
We see this application as an ideal way for the council to secure the asset and the future of the
Centre for the community.

13. List any organisations that
you are affiliated to or work
with.

To provide Social Value – a separate document has been provided that shows that, against the
previous rental of £16,000, social value of £180,000 was calculated by UoN for Goodwill. This is
measured against increased ‘in work’, self-esteem and decreased recidivism amongst other
benefits. It is reasonable to conclude that similar levels of social value will continue.
We either currently or aim to work with:•
•
•
•
•

Borough Council of Wellingborough and ward councillors
Wellingborough Norse
Northamptonshire County Council and Division councillors
North Northamptonshire Council and ward councillors
Office of Police and Fire Commissioner.
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Northamptonshire Police & Cadets.
Northamptonshire Fire Service and ATF.
Justice organisations.
Group of Volunteers and residents – Hemmingwell Residents’ Association.
DWP, ProContract, DfE..
Education providers – Moulton, UoN, Tresham, IT, one-to-one.
Health providers.
Kier/Wellingborough Prison
Fitness providers – the Compound, Shudan martial arts, etc.
Northants Assoc of Youth Clubs
Premier League Kicks - Northampton Town FC Community Trust
Entertainment providers – bands, events, GLJ Theatre.
Summer and Half-term play scheme providers.
Local churches – Open Door & SDA.
Friendship Clubs and meal providers.
Crafters.
Northants Community Foundation.
Greatwell Homes.
NVCA, EEVT, NVCO, VIN.
Local employers.
Charities – Home Start, Groundwork, Teamwork, etc.

Residents and volunteers already engage with our Directors and associated support networks and
our existing contacts. Many are local to our Community Centre and our Directors have developed
strong, localised networks with a range of organisations who are steeped in the knowledge of, and
delivery to similar demographic groups. These networks are well established, effective & proven
to work, we are part of a robust, joined up “pipeline” that leads from beneficiary engagement
through to personal development and progression.
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We have had many successful collaborations with many of the above organisations in the past.

14. Are other organisations
responsible for delivering any
services?

• Specialist training providers.
• Various organisations who hire the facilities, many listed above.

PART B – BUSINESS PLAN PROPOSAL DETAILS
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15. Describe the proposal - Tell us what you want to do.
HCSC CIC in Hemmingwell will further develop a meaningful community hub to provide a range of locally focused services.
• There will be a re-launch of the Centre as “The Nest”, a nod to the local roads, all named after various birds and also to a safe
haven for fledglings – which is a way of looking at the local youth and residents, who need a haven for their needs, where
they can be looked after and have their experiences broadened; simple and memorable.
• A free library service for all, providing residents and the local community with a limited library offering using previously
owned books and book sales.
• Based on current levels of volunteers and users, we will initially be open for 35 hours midweek and additional hours at the
weekend.
• We want to provide access to training opportunities and internet/computer access in an area of digital deprivation to assist
with job searches, benefits access, employment opportunities etc.
• We will run a learning area. Based on potential grants (SEMLEP) we will be providing access for people to come and train.
There will be accredited courses, foundation courses and life skill courses available - such as child minding, parenting skills,
returning to work, English as a second language, computer skills and other options
• We will be running frequent arts and craft sessions with, hopefully, the backing of local health centres as social prescribing
takes hold.
• We may have a small second-hand children’s clothes stall to raise funds and to bring in families.
• We will hire the rooms out for birthdays and other events and offer the rooms to local community groups.
• We will continue our affordable lunches scheme, which has been very welcome during the COVID-19 lockdown.
• We will encourage connections between public, private, voluntary and community sectors in order to support economic and
social development.
• We hope to encourage more of the local community to be involved with both running and using their centre.
• We will aim to ensure equality of access for all.
• We will endeavour to be sustainable through fees and charges.
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Most importantly…again…we want to provide access to a range of support services to local residents and computer access for all
in an area of high social housing and low internet access….to assist with job searches, benefits access and skills training etc.
Milestones and timescales:- Definitive answers to this are largely dependent upon the guidelines to combat COVID-19,
particularly hires and events. That caveat aside, many of the projects can start promptly – library (shelves are there and books
readily available) – crafter is available – lunches are running (currently delivered) – one education provider is already in situ, etc.
Courses are funded on a timed basis and would only run if there were sufficient attendees. The youth club would take 2-3 months
to set u and stock with materials, but, like most of the schemes are low-cost to start up and relatively easy to cease if not
supported. Regular financial monitoring is key to viability.
Events and course would be given every opportunity to achieve viability. It is not appropriate to set targets for various sorts of
usage as it is intended to be flexible facility for a multi-cultural area with differing demands.
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“ENTERPRISING COMMUNITIES” is a locally based, community driven project that works with participants in economically and socially
deprived Estates across Northamptonshire to :
•

Increase participants self-worth

•

Help participants access sustained employment opportunities

•

Drive cultural and community cohesion

•

Deliver a model of ongoing skills development, increased self-esteem and career prospects

•

As a result of the project (and in partnership with the SEMLEP Growth Hub, SEMSUP project and Santander entrepreneurship
programme) upon its completion and as part of our sustainability model, we will then look to create, grow and manage Estate
based, commercially sustainable CIO/CIC’s that are part-owned by project participants to offer a route to employment (or selfemployment) for participants (for example) to maintain the welfare of the Estate they live in

•

From an originally planned start date of September 2020 to end of 2023 the project will be led by University of Northampton and
supported by delivery partners such as Greatwell Homes, Wellingborough Borough Council and the Learning and Skills Academy
CIC and will work with key Stakeholders such as Local Authorities, JCP, Police, local training providers offering other ESIF
programmes etc. to provide a number of disadvantaged and unemployed tenants the skill sets they require (cooking, sports,
childcare, landscaping, painting, decorating, fenestration, flooring etc.) to move into areas of employment or self-employment such as the maintenance and upkeep of the estate, preparing and selling of food, gaining sports coaching qualifications, starting
up childcare enterprises etc.etc., thus adding value to both the project and the participants by delivering sustainable outcomes
that lead directly to both personal growth and financial stability

•

We will look to deliver direct support in some areas and will also work with local 3rd party training providers who are able to
provide participants with specific qualifications in areas that will allow participants to move towards the job market – for example:
basic skills support
relevant job market skills (including qualifications if possible) including cooking, childcare, sports coaching, landscaping,
painting, decorating, fenestration and flooring for onward progression into employment or self-employment
• volunteering and work experience opportunities (as a pathway back to work) for individuals / groups
• softer skills development (for example, assertiveness, anger management and motivation)
• access to money management support and advice and financial literacy programmes in order to address deep seated debt
issues which make moving from benefit into work more challenging
• knowledge of community and social enterprises
Upon completion of the project, we will look at developing this partnership into self-sustaining, shared ownership commercial
enterprise(s) which will bid for public and private sector contracted work and have participants owning part of these enterprises.
•
•

•
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Enterprising Communities delivery activity will initially take place within known areas of deprivation and social exclusion in
Northamptonshire – specifically focusing on residents from Hemmingwell, Kingsway, Queensway, Blackthorn/Cherry Lodge,
Goldings/Overstone Lodge, Lings and Lumbertubs (although the model is transferable to all areas of SEMLEP)
As highlighted in a recent Local Community profile, the areas named generally have a strong community identity and sense of belonging
that is unusual an urbanised area. They also continue to be stigmatised as run-down and crime-ridden and have also become home to a
sizeable number of BME residents and migrants from eastern and middle Europe.
•

The estates within these areas were developed as Council housing and Greatwell Homes, Wellingborough Council and
Northampton Borough Council remain by far the largest landlords. The Right to Buy policies introduced in the 1980s, however,
mean that well over half of the housing is now in owner-occupation (15%) or the private rented sector (45%).

•

The Estates Review process has identified a number of estates in the East of Northampton and Wellingborough where decent
homes funding on its own will not create sustainable communities that can deliver high quality landlord services and achieve
resident satisfaction.

•

Within the three named housing estates in Wellingborough there are higher than average levels of groups with protected
characteristics, BAME, women, young adults, ex-offenders, those in temporary accommodation and the homeless or hidden
homeless. Statistics also demonstrate that women in work in the town is over 16% below the national average and half the
percentage of men in the area and that employment among ethnic women is 20 points below the SEMLEP average for 16 – 64year-olds on average [56.8% versus 77.6%].
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PART C – BENEFITS and BENEFICIARIES
16. What groups of people will benefit from
the proposal?
Children and parents…

Mothers and toddler groups

Readers

How?

How many?

How often?

Skills,
socialising

8+ plus parents

Weekly

Socialising,
vocalising, play

4-8 plus parents

Weekly

Maintain,
improve reading
skills

40+

Daily
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Elderly

Knit and natter
Dementia project …..craft and reminiscence
café

Decrease social
As per demand
isolation.
Provide healthy
meals.
6-10
Friendships
support
Connecting
New
sufferers…conn
ecting carers

As per demand

Weekly

Weekly

Skills workshops…e.g. leather craft workshop

New skills
Empowering

Varies… 8+ for last thing

Gardening club for children and adults

All the above

Varies depending on who it is
targeted at.

Varies

Various …lunch club 1x weekly affordable
lunch

to bring
community
together

10-12

Twice per week

Unemployed…… Facilitating job searching

get back into As necessary
employment

As often as possible

When open
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Reading support for adults

Those with
low reading
attainment or
ESL
Successful for
New to the area… International Language café mothers new to
area

Individuals

Anytime
available

6 plus children

Ran for 6 weeks

ESL language - access to course

As needed

As needed

With 3rd party
organisations for
those requiring
to access.

when

support
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is

PART D – MANAGING THE CENTRE

PART D – MANAGING THE CENTRE
The Centre will be controlled by a Board of Trustees, identified elsewhere in this document.
They will operate in accordance with Charity law and other regulations, including holding
regular minuted meetings and an Annual Meeting.
They will set strategy and receive regular financial monitoring reports and maintain a risk
register and ensure that all employment and other policies, such as equalities, grievance and
health and safety are regularly reviewed.
They will submit accounts and reports to the Charities Commission as required.
It is intended that a full-time administrator will be employed from Monday to Friday. They
will be sited at the reception desk to provide a welcome to users and visitors and control
access. There will be a full job description, but, it will include invoicing and maintaining the
hall diary and other administration duties. The administrator would be upskilled as far as
possible, in particular in being able to sign post clients to the most suitable avenue to meet
their needs, where these are not able to be covered locally.
Volunteers already known to the Centre and running events will continue to be permitted to
run them and be available to oversee the use of the hall by hirers at other times outside staff
availability.
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Organisation’s track record
HCSC CIC was set up specifically to operate the Centre after Hope Project ceased
control and has gathered together a group of like-minded people, volunteers and staff
who have previously run the Centre or have experience in running CICs. Many are listed
below.
HCSC CIC was created in order to develop a Community Hub for all groupings and keep
the service offering open.
The driving force was Mr Mike Britton, a Director of the award-winning CIC, Goodwill
Solutions, who have a track record of delivering back to work training (including exoffenders), social work and community benefit. After the death of Mr Britton, Goodwill
have revised their business model and are still providing support, but, no longer able to
offer financial support and subsidy as in the past.
Its plans were to build on the success of the Hope Project, who had taken over the Centre
and refurbished it greatly and continue to provide various services to the local
community as described elsewhere in the document. Despite various challenges, it still
provides a facility, albeit it needs a re-launch.
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Describe a structure chart for your current / proposed organisation (this should
show your governance structure, staff if you are employing any, and volunteers).
a) Explain this structure and tell us about the expertise of Board Members/
Directors or Trustees
There are 7 Directors currently, Tony Knaggs, Graham Tomkins, Damian Pickard, Graham
Lawman, Jacqui Brown, Lisa Simpson and Angie Haire. These form the nucleus of HCSC
CIC and will be responsible for Governance and developing the service offering.
Working with the Directors are an existing group of volunteers and stakeholders.
Tony Knaggs
•

With over 20 years managing programmes that help people gain the skills, opportunities and
pathways they need to grow and develop, Tony brings a wide range of expertise to the Academy,
from an array of knowledge of funding streams through to working with stakeholders, Social
Enterprises and employers across the region. Tony is also a Trustee of a Charitable Incorporated
Organisation and a Director of two other Community Interest Companies and sits on a SEMLEP
committee.

Graham Tomkins
An experienced businessman and Group CEO of Goodwill Solutions CIC and former
financial director with 30 years experience particularly in SME start ups.
Damian Pickard
Deputy Director of Finance for University of Northampton, previously a Senior Lecturer in
Accountancy to Masters level, and Goodwill Solutions CIC Director. A Non-Executive
Director of three other CICs, including the Churches Conservation Trust and a former
Building Society FD with a Bachelor’s Degree in Economics. A former Wellingborough
Grammar School boy!
Graham Lawman
Local Hemmingwell Borough Councillor since 2006 and County Councillor since 2009.
Been involved with the Centre when it was Hope Project and worked with first Simon
Trundle and residents continually.
Jacqui Brown
Local resident, Church elder and provider of meal services. Interim supervising the site.
Lisa Simpson
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Former Centre Manager and Goodwill Solutions employee, experienced local businesswoman.
Angie Haire
Accountant (AAT) and Goodwill Director, Finance Director of GTA Resources Ltd,
providing financial management.
It is envisaged that three local residents and one regular user will join the board when
approved – all have indicated their willingness. It is envisaged that some current Directors
may decide to retire when new ones are embedded.

b) Further to this chart(s), clarify how you intend to manage the day to day running of
the Centre?
People affiliated to HCSC CIC are already running the service on a voluntary day to
day basis. An administrator will be appointed as above.
c) Who will be responsible for the day to day running of this Centre and what will they
do?
The administrator, sited at the Centre. All usual tasks, including taking bookings,
collecting fees, opening and closing, etc. Obviously, if finances allow, additional
part-time staff could be engaged, but, this would be decided at the appropriate time.

d) If different to c) above, who will be responsible for making decisions regarding the
property?
The Board of Trustees would set strategy and overall policy and be responsible for
major decisions and spending, other than day-to-day needs.
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e) Tell us who will be responsible for the finances of the Centre and their previous
experience?
HCSC CIC Directors, delegating where appropriate to the administrator, will be
responsible for the finances on a day to basis and will have Accounts externally
inspected annually as per Companies House and Legal requirements. Directors have
many years running commercial businesses and are experienced in keeping robust,
transparent accounts. Their names and brief details are elsewhere in this document,
but, you will note that at least three have formal accountancy qualifications.
The CIC has current banking arrangements with Barclays Bank and these will be
maintained.
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18. Work Plan
a) Attach an outline action plan that shows your key milestones for the project including
any works to the property asset and injection of funds.
We have ideas and wishes around a range of potential works to the property, but these are fully
dependent upon discussions with BCW - which cannot be held until after this proposal has
been approved.
Our intention is to develop a sustainable, financially viable service. The outline set of actions
below (with approximate dates) relates to the development of the Centre into a Community
Hub. As such, it is very fluid and will be developed further should the proposal be accepted
• Community Grant funding (c£20k) SEMLEP funding with a spring 2020 start - received
• BCW Capital Grant for security and repair works – applied, decision awaited.
• Develop other bids for grants (Big Lottery, NCF etc) - ongoing
• Approach potential local businesses to become patrons and for donations (ongoing)
• Re ignite with local partners once success of bid is guaranteed (ongoing)
• Friends, volunteers and supporters of the proposal are already increasing a Facebook
presence. Footfall for activities were also increasing until COVID-19.
• Volunteers will undergo relevant training.
• Initially continue with daily routines. In time, better options may occur and certainly
increasing the hours offered will be a priority.
• When appropriate, offer a few “prepare for school sessions”
• Develop marketing campaigns to raise awareness of the offering with stakeholders, local
businesses and residents (ongoing)
• Develop volunteer Training Plans with umbrella organisations such as NVCA
• Measure user numbers. (ongoing)
• We will hold meetings with stakeholders and volunteers to discuss progress and agree
actions (initially every month and then as agreed), including BCW monitoring.
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a) Tell us about what changes or works you intend to do to the property to make it
further fit for purpose.
The main areas are fit for current purpose; however, we have submitted an application
to BCW for a grant for security works to the Centre. This includes new locks and shutter
repairs and alarm and CCTV refurbishment.
The reception area will need additional panelling for security. Some re-configuration of
storage areas, in particular for food storage as additional fridge units have been obtained.
External areas may need painting. This will include new signage, promoting “The Nest”.
These works should ensure that the property is in good condition at the start of the
journey and will be sustainable and able to be maintained. Hopefully, a contingency will
be built up over time to cater for more substantial works, though we would also still hope
to qualify for grants
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b) Tell us what else do you need to do to set up the Centre?
•
•
•
•
•

Additional IT equipment
Shutters
Alarm repair
External re-branding
Website

We will gather information from service users as follows:
•
•
•
•

Service(s) accessed and used
Satisfaction surveys with service and facilities, both with users and providers
Gender, ethnicity, ages and locality as appropriate and needed for monitoring.
Other comments
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19. Explain how the Centre will be financially sustainable.
a) Describe your start-up costs
Our business model is very simple. We envisage low start-up costs as the service is
already running. A CAT will remove rental costs and charitable status should prevent
Business Rates costs. Utilities are already provided, but, will be examined.
We look forward to any refurbishment costs being covered by the capital grant we have
applied for from BCW, the current freeholder, responsible for the building.
As we expand the service (and hours of availability) we will match resource and costs
to income to ensure services are viable or offer social benefit.
The start date – i.e. when the CAT is granted will affect the income if certain points or
opportunities are missed through this. The budget should be viewed against this
constraint. Only one employee is envisaged at outset and this is met through cash flow.
In a sense, this could be regarded as the ‘Village Hall’ for the Hemmingwell, providing
a social hub and flexible space for a variety of community uses, some demand led, some
service driven.
b) How certain are you that you have this financial resource? Tell us if you are
relying on grants (whole or part) or volunteers / donations.
• The Directors of HCSC CIC have successfully run community grants previously
and are confident that further Community Grants to the £20k already received will
be forthcoming.
• We are hopeful that we will be able to access other LA grants through appropriate
provision of services.
• We have already received several grants – from Carluccio Foundation, WRAP,
BCW & Govt.
• Volunteers are committed to continue providing support
• Foodshare have daily food donations and are working with us to develop a
“community lunch” programme as are Greatwell Homes
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c) Describe your estimated running costs – indicative figures can be obtained from
BCW if you do not already have these.
All of these are in the attached budget. This presumes a Freehold Transfer as requested.
•
•
•
•
•
•
•
•

Rent – £0k pa –
Rates - £0k pa – as a CIC we are looking to get 100% relief on this
Utilities (inc. Wi-Fi/phone)– (as shown in budget)
Stationery – (as shown in budget)
Volunteers – zero costs apart from teas/coffees etc
Marketing/events - currently zero as all done by volunteers, but, will be enhanced.
Subscriptions/book purchases – total £0 per month
Equipment purchases and maintenance – currently low but we have made a
contingency and grant applications - (as shown in budget)
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d) Explain how you will fund these? Tell us if you are relying on grants (whole or part) or
volunteers / donations.
As described in (a) above, our business model is very simple. We envisage low start-up
costs as the service is already on offer at no direct cost other than rent, rates, insurances,
utilities etc. although Goodwill Solutions had been providing support and staff costs.
We subscribe to the various regular newsletter sent out by LIOs and others to receive
information on the various grants available. We will regularly review information and
contacts to ensure we maximise all the grant and funding opportunities possible. We
would happily engage professional help, if appropriate. We have an experienced grant
writer within the trustees.
As we expand the service (and hours of availability) we will match resource and costs
to income.
Areas of income we have already identified and are actively pursuing are:
• Room rental through facilitating delivery of skills training and events:
• NCF Grants
• Big lottery/Comic Relief and other Grants
• OPFC/Police funding for projects improving life chances of young adults
• Online donation page
• Monthly donations (via direct debits)
e) How will you ensure there is sufficient resource of paid staff or volunteers to meet the
minimum opening hours requirements?
• HCSC CIC works with those who currently provide the service. There is always a
backup list of volunteers on standby and scheduled
• The paid administrator is expected to be able to satisfactorily control the hours, with a
cleaner to undertake relevant duties.
• There has been a lot of local interest …potentially 3 new pairs of hands already.
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f) Impact of your business plan proposals
Our intention and ambition is that we create a sustainable model that provides real value to
local residents. We want this project to have a life changing impact on people and
disadvantaged groups engaged. As a result, as well as creating a financially viable service,
the social impacts we want to achieve are:
• Improved well-being – Being out of work can lead to stress, lower self-esteem and
depression. This in turn may increase the strain on families, communities and the NHS.
In a recent UK survey of young people, a quarter of those who were or had been
unemployed said that being unemployed caused arguments with their family; and more
than one in ten said that being unemployed drove them to drugs or alcohol
• A decrease in anti-social behaviour/participation in crime – having a criminal
record is a barrier to employment and impacts negatively on subsequent labour market
experiences.
• Improved self-confidence – More than one-in-five people in low socio-demographic
areas report that they had lost the confidence to go to job interviews
• An increase in life and employability skills – Lack of labour market contact inhibits
the development of key ‘employability’ and ‘soft’ skills including self-motivation,
time management and communication skills.
• An enhanced sense of Community – the fact of having a local facility with their
interests at heart will help the community come together. More opportunities for social
inclusion.
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21. Part F - Impacts of your Business Plan Proposals.
Tell us what these may be - These may be things that take some time to have an effect as a result of your proposed
business plan. You may be asked about your progress towards these impacts.
Impact statements
These mainly represent a group of the local demographic we most help. Mothers with
young children. Most on limited financial resources…the Centre provides a safe, warm
space for socialising for the parents and children. A place for a break after school, at the
weekends or school holidays. A place to make friends, share worries, get support, learn
new activities.
Most importantly provide a local access to internet and computers in an area of digital
deprivation. Enabling residents to access benefits, jobs etc without walking to town and
queuing with the rest of Wellingborough for the public access.
Cohesive community forged by joining in with varied activities.
We have run pancake day celebrations, summer fairs, Christmas fayres, successful quiz
nights, singing sessions, bingo, concerts.

We will look to combat loneliness, social isolation and improve mental health

Engage children of all ages. Making memories, learning to play together, learning to be
respectful around other adults and children, learning to strive by examples of others around.
One in four adults in England is being diagnosed with a mental illness at some point in their lives. For those who are shy, ill or those
suffering from various forms of social anxiety, crafts can alleviate the symptoms of anxiety, depression, loneliness and even dementia.
Crafts can draw away any uncomfortable focus upon themselves and channel this into something creative. The process gives you a
feeling of self-accomplishment which can be very valuable to improve your self-appreciation and confidence
Crafts have been prescribed to patients since the dawn of occupational therapy in the late 19thcentury and used to relieve anxiety and
physical ailments.
Visual arts like drawing, painting and collage can all be extremely therapeutic. People can feel intimidating to start with – especially if
you’re a beginner – but if you’re able to ‘let go’ and get absorbed in your art the process of making it can be very positive.
Adult colouring is hugely popular at the moment, and with good reason. It offers the creative and calming benefits of making a beautiful
piece of art, without the need for drawing skills.
Hands-on creative crafts we have done and are planning on doing again are mosaics, food art, play-doh modelling, cardboard modelling,
book art, fabric projects.
Puzzles are also a creative activity… jigsaw puzzles, Sudoku, Chess and Quizzes have been and are all part of our varied offering.
Mental health charity Mind believes that making time for craft can help with all kinds of mental health problems. ... For example, there
is some research evidence to suggest that craft activities such as knitting, when done on a regular basis, can improve mood and increase
feelings of relaxation.
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Our nervous system is only capable of processing a certain amount of information at a time. That's why you can't listen and understand
two people who are talking to you at once. So, when someone starts creating, his existence outside that activity becomes "temporarily
suspended."
"He doesn't have enough attention left over to monitor how his body feels, or his problems at home. He can't feel if he's hungry or tired.
His body disappears."
The effects are similar to those of meditation. Science has shown meditation can among other things, reduce stress and fight
inflammation.
Respondents to a study by Sinikka Hannele Pöllänen, from the University of Eastern Finland, revealed that crafts helped people cope with
depression and negative feelings, while offering social support and positive relationships. Studies show that creating art stimulates the
release of dopamine. This chemical is released when we do something pleasurable, and it basically makes us feel happier. Increased levels
of this feel-good neurotransmitter can be very helpful if you are battling anxiety or depression. In the UK, craft clubs are emerging that
are specifically aimed at boosting mental health. ‘Joining a craft group has literally saved my life and allowed me to gain a sense of
purpose and belonging.’
At a time when many of us feel overwhelmed by the 24/7 demands of the digital world, craft activities are being looked to as something
of an antidote to the stresses and pressures of modern living.
21 F above…
a) Impact of your business plan proposals
Hemmingwell is an area of low economic activity with a relatively large transient and immigrant population, high unemployment,
unhealthy lifestyles, high levels of limiting long-term illness and disability, low life expectancy, poor educational attainment and
aspiration, poor housing quality and overcrowding, relatively high levels of crime, drug use, gangs and other anti-social behaviour.
According to the latest IMD reports (2015):
• 69 (16.4%) of Northamptonshire’s 422 Lower Super Output Areas (LSOA’s) fall within the most deprived LSOA’s in England with
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• some Super Output Areas (SOAs) in Wellingborough falling within the 10% most deprived areas nationally according to the latest all
domain index.
• The Indices of Deprivation highlight the Hemmingwell ward as a highly deprived Ward in Northamptonshire. The highest 2 issues
for the SOAs are related to:
• Crime and Disorder
• Education and Training Skills
The Centre and social space it provides is a key driver in improving the quality of life for many in that community. We will be working
with local residents, local stakeholders (Councils, Police, Housing Associations, Community groups, JCP etc.) and local businesses to
proactively provide a range of services and programmes that will help local residents to become more socially and financially mobile,
gain access to sustainable employment opportunities, and gain personal progression & advancement of learning.
At present the Centre particularly improves the life experiences of mothers and children and many other groups.
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PART G – FINANCIAL DETAILS
VAT number (if applicable)
Not applicable at the moment
Our organisation can NOT recover VAT
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23. What would happen to the delivery of your Centre if funding becomes unavailable, or is
available for only for a reduced amount?
The service could close or re-trench, but, it is intended that “The Nest’ would be self-sufficient with
income from hires and delivery of services; of course, this will be affected by the COVID guidelines in
the early days..
It is envisaged that the CAT would include a reversion to the Council if closed as per other CATs.

Data Protection and Information Security
The information submitted in this “Business Plan” application form will be processed in accordance with the Data Protection Act (2018)
and General Data Protection Regulation (GDPR).
For the administration, appraisal, approval, monitoring and auditing of this project, Borough Council of Wellingborough will hold your
proposal information. We may need to share it with the Appraisal Panel, elected Members, Officers from the Council – and any internal
or external auditors required to audit the activities of the Council.
Please sign and date below to confirm that the information supplied in this “Business Plan” form is accurate, and that you accept
processing of your information as stated above.
Applicant’s HCSC CIC
Signature

Date

28/2/2020
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APPENDIX A – RISK ASSESSMENT
Risk Factor

Risk
Assessment
(high,
medium,
moderate,
low)

Explanation / Justification

Actions to Minimise Risk / Mitigating Factors

State of building

Low

Building is in a good state,
it has no obvious issues
and we will take note of
the Councils view on this

Read any survey report and discuss with the Council to
ensure any current unknown risk(s) are mitigated.
Regularly inspect. Maintain suitable insurance – Public
Liability, Employer’s Liability, Personal Liability, Trustee
Liability, Building and Contents.

Lack of volunteers

Moderate

We have a good number
of committed volunteers
who want to work with us
to ensure this project
succeeds

There is already a strong network in place, we will ensure
that services are highlighted with networks and social
media so that new volunteers are identified as needed.

Holiday cover

Moderate

The current plan does not As we increase the hours we are open we will need to
need for us to be open
review this. Volunteers can open the site. Trustees can
every day, all day so cover assist.
needed is minimal

Lack of funding

High

Depends upon economy
and available funding
from providers.

Investigate varied options alongside the grants.
Communicate with providers and authorities.
Services or space for services contracted to local authority and
private sector organisations.

Individual events would require their own risk assessments.
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Hemmingwell Community & Skills Centre Additional Information
Thank you for community asset transfer application for the Hemmingwell Centre which seeks to remove the
rental costs to allow you to increase the usage of the centre, set up additional groups, computer/internet
access and become sustainable. Officers have reviewed this and identified some documents needed and
some queries which are identified below:
•
Can further information be provided on what grants are available, is the community grant funding
from SEMLEP agreed? What will be requested from BCW and for how much? Can match funding be
provided?
As soon as possible, we will be putting together bids for the ESIF Reserve Fund, Northampton Community
Foundation funds and the Big lottery Community Fund. As well as these, we are well networked both locally
and with major funding stakeholders (one of our Trustees sits on the SEMLEP ESIF sub-committee). There
are several grants available at the moment and we have already applied for the following:
• The Carluccio Foundation (£8k) to support food education
• Covid-19 Emergency Grant support (£8k) to support food distribution
• OneFamily Trust (£3k) to support education and training
The SEMLEP grant funding is agreed and the first instalment has, in fact, been paid - there is no need for
match. An application has been submitted to BCW for a Capital Grant. BCW has provided a Community Grant
of £10,000 until end 20/21. We would hope that this would continue under North Northamptonshire. OPFC
has indicated that he has funding awaiting the CAT approval. Most of these do not require match funding.
The Business Plan does not include – and, therefore, does not rely upon, any other grants at this stage,
although other grants as they became available or were appropriate to the activities of the centre would be
sought. Assistance from bodies such as NVCA, NCF, NCC & VIN would be used.
•
Can the budget information be supplied in a clearer way and can it include information on what the
estimated income and how this could be increased. Can it also show how it is proposed the centre/service will
become financially sustainable?
The budget information was supplied in the form of an itemised monthly spreadsheet for the first year and
an annual one for the next two. Many of the items are known and cautious projections and estimates have
been used where necessary. We are not sure what is meant by a clearer way than this, but, attach a
potential P&L to match, though the dates are now out of sync, of course.
Ignoring the £13k BCW Capital Grant, the income for the first year is £52,596; of this Shudan, Compound,
Education & Church are known current items. Training is a contract awaiting a start date (and now COVID-19
approval); events, hires, Hearts & holiday club are all regular users and the youth club has lapsed, but, has
known demand to re-start. The potential grants above will only improve the situation, of course.
Increased income would come from enhanced and increased use of the facility by the community and other
organisations serving it. You will note a budget for marketing and this would be intended to be used to
promote and advertise the Centre in a way that it has not been before, thus increasing its visibility and
usage. We would seek to involve the Community as much as possible to ascertain what services or activities
were wanted. The budget is again cautious on the increase of usage.
The Centre is sustainable using the budget figures, showing a small surplus that would allow, over time, a
reserve to be built up as well. Increases in income would only improve the position.
•
Has an application been submitted for BCW to fund shutters and alarms? Is this a one-off capital
cost or a regular payment?
There is a one-off capital grant application to BCW to improve the security of the Centre.

•
The application identified that the start-up costs are low as the project is currently running. Further
information is therefore needed on what additional service would be provided if the rental costs are
removed.
The Centre has, until now, benefitted from a considerable subsidy (c£20k) from Goodwill Solutions using
Goodwill CIO funding and also the use of some of their staff time. This met the rental costs and part of the
centre staff costs. Removal of this subsidy at the termination of the lease means that removal of the rental is
needed to make the Centre viable to even its current level at the present time (without substantial
alternative grant funding) and have adequate staffing when open.
The CAT would provide clarity and certainty for the various hirers and users and enable the additional
services listed and security for the community. The project is currently running on a low-key basis, of course,
however, start-up is relatively easy. Additional services are discussed elsewhere in this document.
Staffing is, and will be, supported by Trustees and Volunteers
•
The information provided identifies that Goodwill provide the staff and the centre. As they have
handed back the property and will no longer cover the cost of the centre, will they cover the cost of staff of is
covered by the CIC?
We are not clear where this has come from. Whilst some Goodwill Directors have indicated that they will
continue to serve and support the Centre, the intention is for it to be run by Hemmingwell Community &
Skills CIO – which already exists and was the body that held the lease.
Goodwill were sponsors and guarantors, but, through their Big Lottery programme, did subsidise the staff,
who were paid by HCSC CIO. Initially, it is only intended that there will be one full time staff member - a
Centre Supervisor, paid and employed by HCSC CIO as per the budget. There would be costs for cleaners,
etc.. Any additional staff costs would be met as part of a hire or contract.
•
Who are the current clients and what are their needs, what additional services would be provided if
this CAT is successful?
The current users are in the budget and in our answer to Q2. Two martial arts organisations use a dedicated
room with various fitness equipment; this is also available as a room for hire for yoga, Zumba, etc. Elmore
Education (1:1 SEND children) uses a dedicated room with well laid out tables and chairs and displays; this
room also houses the IT suite and other learning activities. The main hall is spacious with catering facilities
attached so is able to host a wide variety of events, weddings, concerts, parties, youth club, holiday club, etc.
as there is adequate storage for tables and chairs.
The church uses this space as well each week. In addition, there is a meeting room currently used for
training, meetings and a small office that has been used by the police and is security locked. There is also
ample storage on the second floor. Users are, therefore, local residents who have need of a community hall
– just like a village hall would be – and people attending for specific events or training from farther afield.
BCW, Norse, the ATF and partners have used the facility for consultations and presentations and we would
hope that this would continue.
We would re-instate the youth club. One additional service we are keen to start is a local library; we already
have the offer of a considerable number of second-hand books and this would be housed in one of the
rooms. We have good links with the Northamptonshire Library Service and one of our Trustees has recently

taken over the management of St James Library in Northampton. One exciting additional service would be
Youth theatre and arts, delivered by the same organisation as Glamis Hall.
The CAT would ensure the continuation of the current services as well as providing security of tenure for the
Centre, enabling it to take on new renters, in particular provide certainty for the ESOL, employment, skills,
back-to-work and other training deliverers who have indicated their interest (some having already started to
use the centre). Renters’ needs are generally already catered for, though there would be enhancements in
terms of booking systems, WiFi, security, cleaning and appearance.
The Centre is for the benefit of residents and additional services would largely depend upon their needs and
demands, but, we would anticipate that we would provide training for the area, one of the most deprived in
the County and which would benefit from the types of course already mentioned in this paragraph.
•
Would the centre/service continue if the CIC had to cover the rent?
The Hemmingwell area is one of low income and high deprivation with low car ownership and limited public
transport. This demonstrates that there is limited disposable income and there would difficulty charging the
much higher rents that covering the rent would entail.
BCW will be aware from its own hall hires of the range of charges achievable. As BCW does not pay rent on
these and employs Norse to open/close and equivalent facilities such as Victoria Centre (owned by URC) and
Glamis Hall (already transferred) charge similar rates without rental costs, there is precedent for this.
Without a sponsor, therefore, we believe that the centre would not be viable if it had to pay rental at the
previous level.
•
What is the CAT application for is it a lease or freehold? If it’s a lease what is the length of lease
requested?
The CAT application is for a freehold transfer as is usual with CATs. We would envisage a clause to return
ownership to the Council in the event of failure of the HCSC CIO or its successor.
•
Can further information be provided about how the property maintenance would be managed and
how this would be funded?
It is intended to have a Centre Supervisor responsible for overseeing the building. The Centre underwent a
considerable refit a few years ago, but, a grant application has been made that includes work to renovate
the necessary parts.
The budget includes cleaning and materials as well as a repairs budget and a contingency reserve. We are
aware of several tradespeople on the estate who would be able to undertake maintenance jobs (sometimes
pro bono).
The building would be covered by appropriate insurance in case of any damage. We would not be shy of
making grant applications and local appeals, if necessary!
•
Could more information be provided on the positive outcomes of the project in addition to the skills
element and identify how these are measured and will be measured if this CAT is successful.
We would be pleased to report to BCW on a regular basis as to the outcomes of projects and activities. We
already know that residents value the activities such as concerts, exhibitions, parties, clubs and the like

which enhance community and awareness. Martial Arts are proven to provide a good basis for young people
to build their lives around and these are well attended.
Past courses have included Groundwork project to help people grow their own food; back to work courses
for young mothers, ESOL for the large immigrant population locally, food preparation, basic beauty courses
and OFSTED recognised childminding courses etc. These have been welcomed in the estate and have been
run on a number of occasions due to demand.
As many of these activities are delivered by renters, it is difficult to be more specific, but, I am sure BCW is
aware of the demographics of the area and the skills and health needs. Users are regularly in contact and
give feedback. One measure would be the number of attendees at events. We would also seek to survey
hirers and users after their events for further feedback. Some of the funders mentioned above require
feedback or make monitoring checks, which we would support.
•

Can you provide the minutes of the meeting where it was agreed to submit the CAT application.

Under separate cover.
•

Can you provide more information on the roles of the trustees.

The Trustees would provide strategy, policy making and adoption, fees and charges setting, oversee health &
safety, oversee lead staff member as well regularly check finances. They would be responsible for the safe,
viable running of the Centre as a going concern and making all the necessary report to commissioners, etc.
We envisage Council representation, local residents and experienced business and charity personnel being
on the Board. There are a number already, as listed in the original application, with these attributes, but,
more are needed. In particular, some local residents have indicated their willingness to join, once the CAT
application is agreed. Individual special responsibilities for Finance, Premises, Staffing, Hiring and FundRaising will, therefore, be agreed within the board.
•

What is the business continuity plan if the service/centre does not cover its costs?

We would envisage regular financial information being available, such that prompt action could be
taken. Excepting capital expenditure, the first year expenditure is budgeted at c£48k, which is
modest, but, leaves little room for manoeuvre. It will be important to ensure that users cover their
individual costs to ensure that the Centre is viable and that there are no debts. One of our first
tasks would be to ensure that we are getting the best value for money from the utility suppliers.
About 43% is staff. Whilst lower usage would mean lower utility costs, staff is the obvious area to
look at. Marketing is another. Other streams of income would already be being considered anyway,
as would the appropriate level of fees and charges. It is hoped to build up a contingency which
could be utilised, as well.
We recognise our duty that the Company has to be a going concern, so the final decision could be
to return the Centre to BCW or its successor in the final event.
Sorry for the list of questions but this information will allow us to assess your application.
If you have any queries regarding these queries please let me know.

Borough Council of Wellingborough

PROPERTY REF:
VALUATION DATE:

COMMCENTRE

31.12.2019

Hemmingwell Community Centre, Nest Farm
Crescent, Wellingborough

PROPERTY SUMMARY
Location:
Nest Farm Crescent is located approximately ¾ mile
north of Wellingborough town centre. It is situated on
the south side of Nest Farm Crescent on the
Hemmingwell Estate.
The immediate area is
predominantly residential.
Description:
Single storey building forming part of a District Centre
originally a supermarket, now used for community
purposes. Dedicated secure car park at rear.
Walls, pitch concrete tiled roof, double glazed
windows. Internally generally suspended ceilings,
bare brick external walls, plastered internal walls, vinyl
sheet or carpet floors. Internal divisions in timber stud
and plasterboard.
Type:
Community and Skills Centre (let).

VALUATION
Investment Property
Passing Rent
Fair Value
Apportionment – land:
Apportionment – buildings:
Residual:

Age:
41 years

£ 15,000 pa
£135,000
£ 80,000
£ 55,000
£ 80,000

Remaining Economic Life:
19 years
Valuation Commentary:
Total Economic Life:
60 years
Accommodation:
Hall and training rooms, kitchen, stores, staff and users
toilet accommodation.
Gross Internal area:
Ground floor
First floor
Total

Site Area:
0.106ha (0.261 acres)

492.4 sq m
67.02 sq m
559.42 sq m

(5298 sq ft)
(721 sq ft)
(6019 sq ft)

We understand that this asset forms part of a larger transaction
and is due to be transferred to Greatwell Homes by 31st March
2020.
The tenant has served a break notice to give vacant possession
with effect from 1st March 2020. An application for a community
asset transfer has also recently been submitted, but should this
succeed, we would expect overage provisions to capture may
increase in value.
The property and its car park offers obvious redevelopment
potential for a mixed use or purely residential scheme, potentially
3 or 4 floor of flats. However this would require planning consent
and may trigger CIL liability or other planning obligations such as
affordable housing. The valuation has therefore taken the most
recent rent agreed, which is £15,000, capitalised at a gross yield
of 11% reflecting the risk of the break clause completing, and the
obligation to find another tenant.

Borough Council of Wellingborough

PROPERTY REF:
VALUATION DATE:

COMMCENTRE

31.12.2019

Hemmingwell Community Centre, Nest Farm
Crescent, Wellingborough

MARKET COMMENTARY

LEGAL SUMMARY

2019 was a year marred by political uncertainty as a
result of Brexit and the General Election. It is widely
acknowledged by market commentators, and indeed
was our experience, that the macroeconomic forecast
held back property markets to a large extent. As we enter
2020 there is however renewed optimism across both
residential and commercial sectors following the result of
the December 2019 General Election, which has
positioned the Conservative party with a strong majority,
giving genuine hope that Brexit can be executed in the
early part of the year.

Tenure: Freehold

Whilst at a headline level the commercial property
market appears to be proving robust to date there is an
extreme divergence in sector performance. This is
demonstrated by an unprecedented flight from ‘prime’
retail following the swathe of administrations on the High
Street in the first half of 2018. Conditions do not appear
to have improved since for retailers with physical store
estates. That being said, secondary and tertiary
locations have maintained a comparatively strong
foothold characterised by what would be considered a
natural turnover of occupiers. In contrast, the industrial
markets continue to outperform across all types of
freehold and leasehold property. Offices, both prime and
secondary, remain relatively flat.

Other Terms:
Tenant responsible for repairs subject to schedule of condition,
Landlord for insurance, user as community centre for skills
development and education.

Residential values have locally shown a mild softening
with a decrease in transactional volumes feeding
nominal price reductions.
Wellingborough is not regarded as a strong commercial
location and residential prices are lower than those
experienced in the south of the county. The opening of
Rushden Lakes in 2017 has had a negative impact on
the local retail sector but does offer a contrasting
experience to that of Wellingborough town centre. The
town is set for significant growth over the coming years
as ‘Wellingborough North’ and ‘Stanton Cross’ move
closer to fruition.
Our opinion of value has been informed by the evidence
set out on the Schedule of Comparables provided. In
accordance with IRFS 13, the level of inputs relating to
this valuation fall within Level 2.

Liquidity:
Poor

Tenancy Information:
Goodwill Solutions
Term:
10 years from 11 April 2017. Mutual Landlord and Tenant break
after 2 years and any date thereafter on 3 months notice.
Rent:
£15,000 per annum, with a 5th year rent review.

Borough Council of Wellingborough

Former Community Centre,
Nest Farm Crescent, Wellingborough

