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1.0

EXECUTIVE SUMMARY

Purcell Architects, AMION Consulting, Ryder Landscape Cansultants
and DHA were appoirrted to provide an options sppraisal to bring
‘Warden Hall in Leyland back into use. The core purpose of the study
was 1o identify 2 long term sustainable future for the Hall, reducng the
Councl's revenue liablity and delvening the Counal’s wisicn for Worden
Park to become a destination of regional significance. The Stage | repart
weas ssued to South Ribble Borough Counal in March 201%.

Follawing C. which strongly d
Community use, South Ribble Borough Councl commissioned

Purcell AMION and DHA to undertake a further option for 2 Hybrd
Community Use with the aim of producing a sclution which would assist
the business case.

QOption | from the orgnal study is inchidzd to enable drect compansen
between Cption | and the Hybnd Option (Erhanced Community
Option). A senes of Warkshops have been held to faclitate the
development of the hybnd opticn.

Option

*  Acommunity option that repaired and refurbished the exusting
buidings to prowde a seres of flaxkle spaces that could be bocked
out 1o local groups for meetings and events. The @fé within the
stables i retained and proposals were put forward for the rangs
of existing outbuildings which would continue as small workspaces
for local businesses. The upper floors are induded as meetng and

Hybrid Option (Enhanced Community Option)

* A community option that repaired and refurbushed the exiting
buidings to provde a series of flexile spaces that could be bocked
out tolocal groups for meetings and svents.

—  The Stables and Hayloft are re-purposed as a bar and green
room with 1 new hoist to provide scoess to the first floer
along with a foyer 1o support the events space

— A newcovered Hall Courtyard i included to create the main
entrance to the complex
The Café is expanded and moved 1o the ground floor of
the Derby Wing with a first floor kitchen. The Café wil
incorporate a retal offer.

~—  The first floor of the Derby wing becomes hireable community

spaces
—  New i and WC accommadaticn serves the Derby Wing.
~ The range of existing outbuildings would contirue a small

workspaces for local businesses, including the upper floors.

Al the above options recommend the remaoval of the conseratary
which is a modem i on. fe ises the fi ity and
ranagement of Woeden Hall, induding maintenance and repair
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Costs include repair work to the fabric and the nstallation of new power,
lighting and heating sclutions. A summary of both opticn’s EBITDA

15 induded here demonstrating that the Hybnd Option provdes a
sustainable solution for Warden Hall.

01 Corrmunity Space
Senall

There wil be scme flexibility in the scope of works to Worden Hall
and the landscaping; some works may be phased and undertaken at 2
later date, such as the construction of the covered Hall Courtyard, the
provision of the additional ift to the Green Room and Stores, as wel

2 the scope of the landscaping worls {the additional car park and the
extant of the landscape enhancements). It should dso be noted that sk
and design costs are proportional to the construction costs.

The outbuidings are d out to small & induding craft

Income - £61627

workshops, start-up businesses. Existing tenants could remam in-sit-u.

The Marsden Room i used as a flexible everts space
Existing foyer partly demolzhed and refurbished to create
rew entrance point and bresk out space.

The Folly Coflee shop remains in ts current location
The first floor sccommodaticn is used for office, storage and back of

Costs - £76,200

house spaces
dern conservatary and link demolished and modern

EDITDA - -£14753

s
addition inserted to prowde amval space
The Derby wing s used as additional reception space for events

02 Hybrid Community Space
Medium

The outbuldings are d out to small b induding craft

Income - £95,202
aker 2 years

Costs - £2,622,000

workshops, start-up businesses. Existing tenants could remain in situ.

The Barn is usd for wedding receptions and private hire.
The Stable and Hagich become 3 bar for use with the Barn, with sssocinted
uses wrer

Detrimeantsl madem conservatary and foyer spaces demolished and

modern addition inserted to provide arrwal space

Lift and WC azzommodation
First floor converted to cafe/litchen for prvate hirefwedding party use

EDITDA - £11,290

aker 2 years

Cafe relocated and expanded



2.0

QOFTION DI
Business Case and Corts

2.1 OPTION 01 SUMMARY

22

Man hall with seated capacity for 100 people

Two leased offices/ workspaces

Two community meeting rooms

Extended café space in the Hayloft

Catening would be cutscurced, The caterer would pay a 10%

commission o the venue

INCOME ASSUMPTIONS

Income would stablise in year 4 after openng.

Income projections include the following assumptions:

Functions

The venue would hast 80 functions per year; equating to an average
of |5 per week

The recen hire rate would be £600 indusive of VAT (£500 net)
There would be an average of 50 guests per event.

Food spend would be £10 per head inchizive of VAT from which
the venue would get 2 10% commission from the caterer (€417 per
sert)

The average income per function would be £542 net

Meeting racen hires

There would be a further 100 small room hires annually

The average net room hire fee would be £50

No catering income hes been assumed from small meetings since
thess are likely to be community events

Ticketed events

The venue would hast a programme of comedy and drama. There
would be 50 ticketed events annually, equating to around cne per
week.

The financal arrangements would vary from event to event but it
has been assumed that the venue would achieve an average of £200
net margin per event. No bar or caterng income has been assumed.

Leases

Two small roomes, with a total footprint of 538 sqft would be leased
1o small businesses

The spaced would be let at £6.50 psgft and the annual occupancy
would be 35%

Income from the twe leases would amount te £3322 pa.

In additicn, the café would have & further 161 saft of space

which would attract additional income of £5 psgft to reflect the
improvernents 1o the space. This woud deliver a further £805 pa.

Towl income

*  Totalincome from all sources would be £ 61,627 net of VAT

23 COsTS

Labour costs.

+  Casual labour costs for cleaning and ticket events would amount to
£7.200 p.a. inclusive of Employers National Insurance

+  There would be cne salanied staff post, a Centre Managerat a cost
of £18,000 induswe of NI

+  Total staff costs would be £25,200 annually

Other operating costs

+  Other operating costs ncluding utilies, business rates, maintenance:

and administrative costs would smount to £51,000 annually
Towl costs
+  Total costs would amount to £76.200 annually
10.4 CONTRIBUTION
+  Total defict in a stabilised year would smount to - £14,573 annually.
Pal
In a stabilised year, assuming that there are no loan repayments,
the verwe would defiver an EBITDA (arnings before interest, txx,
depreciation and amortication) of -£14,573.
3.5 PAYBACK PERIOD

Based on 1 capital cost of £1 3m this i not a visble option, although a.
Breakeven posiion may be possible with a charitable partrer aperstor.

Sales.

Venue Hire Functions:
ibstion Firvch

Semall Rooms Hires

Ticketed Events Contrbution

Leased Offices

Additional Cafe Lease

Towl Sales

Expenses

Payrall

Premises costs.
Operaticnal Costs

Yré

40,000
3313
4,167
10000
3m
805

81677
25200
36,000
4,000

5,000
4,000

14,537

10.6 Costs
Option | Community Space

Category A Repuirs as Condition Survey

Part demolticn and part refurbizhement of Foyper

upgrase Sl

ReSiarbishientiof Murstn Raow e Biible v son

e i Mrishes,
regscoration

Demolition of Conservatory

B o

Refurbishment of First Floor Accommodation as Offices and Storage
g - rawingtas

Catering Kitchen

smad krchan inducing Mngs canopy, ediract ventiation, dranage, wrwas

Refurbishment of Ground Floor
Accommeodation as Community Function Rooms

ha

Refurbishment of Service Spaces ncluding WCs
upgrads Mtings plumbing, decirica and mecharical sarvis, raw Inkhas,
FRNCOrIan.

Landscape Works
2 Schadule Section 4

Allowance of 15% for price, design and survey risk
Allowance for ful design team Professicnal Fear

Total to Summary

100000

20,000

145,000

25,000

40,000

235000

50,000

130,000

105,000

35,000

150,000
170000

1,295,500



2.0

OPTION OI
Spoticl Adjocency

Option 01 Summary

* The Folly Coffes shop remains in its current lecation.

* The Marsden Room is used as a flexible events space.

* A small catering kitchen is located within the Derby wing to serve
functions.

* The yis demclished and the existing foyer spaces are
partly demolished snd refirbished to creste. new entrance point and
break cut space.

* The first floor sccommedation i upgraded to prowde office, storage
and other back of house space.

* The cutbuildngs are rented out to small businesses incliding craft
workshops, startup businesses. Existing tenants coud remain in-sit-u.

* Cafe (inc. service space) - 100m?
* Catening Kitchen - 45m?

¢ Raception rooms - [00m?*

* Serwce space (inc. WCs) - 80m?
+ Courtyard Event Space - 140m?

First Aloor

* Additional cafe storage space in hayloft - 70m®
* Community Space - 35m®

+ Office space - [25m*

Ourbuildings
+ Conservatory and anallary buldings - 160m?*
+ Bemw house, and farm outbuldings - 170m
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2.0

OPTION DI
Ground Floor Plan

Histore Marsden Room refurbished and utiised as wedding
caremony venue.




2.0

OFTIONDI
First Floar Plan
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2.0

QPTIONDI
Surnmary

Option DI focuses on the upgrade of the existing buldings to delvera

2 ining Alexicl spaces that could be hired/
leased out to members of the local commurty or small businesses.
Through careful demolition of the conservatory and upgrades to the
existng foyer a new primary entrance is crested The remainder of the
=xisting spaces are then refurbished to delver flexible spaces that could
hast an events programme managed by the councllcommunity group.
Essentul repairs to the cutbuildngs would be camed out and the units
would remain as small businesses.

Income - £61,627
Costs - £76.200

EDITDA - -£14753




3.0

HYBRID OPTION (ENHANCED COMMUNITY OFTION)
Buziness Case and Costs

3.1 HYBRID OPTION (ENHANCED COMMUNITY OPTION)
SUMMARY

Man hall with seated capacity for 100 people

*  Three leased offices/workspaces

«  Extended calé space on the ground floor with ketchens on the first
floor

¢ Barinthe former ool space, outwsurced o s ber opersior when
functions and events are runnng but not generally open to the
The calé operator would pay 2 commsion to the venue at 10% of
catenng and bar mcome

3.2 INCOME ASSUMPTIONS

Incorne woukd stalise in year 3 after opening
Income projections include the following assumptions:
Weddings

= The number of weddings would buikd to an average of 30 wedding:
per year, equating to an average of just over two per month;

+  The pesk price for room hire would be £1,500 indusive of VAT

+  After allowing for VAT and discounts for mid week and winter
dates, the achieved yickd would be T0% grving an achieved here price:
of £B75 per wedding

Food & drink

R e T [P LA € [ =i

»  Food spend would be £40 per head inclusive of VAT

= Drnkand bar spend would be £10 ndusive of VAT
The sverage number of evening guests would be 80 people

+  Food spend would be {12 per head inchmive of VAT

+  Bar spend would be £10 per head inchusive of VAT

+  The caterng bar operator would pay a commeson of 10% of
Smover fo the venue, amounting to £S5 per wedding.

Functions

The venue would host 50 functions and parties per year, equating
10 an average of just under | per week
= The room hire rate would be £600 inchusive of VAT (£500 net)
*  There would be an average of 50 guests per event
*  Food and drink spend would be £15 per head nclusve of VAT from
‘whach the venue would get a |0% commizson from the caterer
(£62.50 per evert)
The average income per function would be £562 50 net
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Ticketed Events

+  The venue would host 3 programme of comedy and drama. There:
would be 50 ticketed events annually, equating to around one per
week.

*  The financal arrangements would vary from event to event, but
|has been assumed that the venue would achieve an average of 200
niet margin per svent.

* A {5 per person bar spend has been assumed per person. The bar
operator would pay the venue 10% of tumover, equating to £20.83
per event net.

Leases

*  Three rooms, with a total footprnt of 1.076 sqft would be leased as
offices to small busnesses

+  The space woukl be let at £7.00 psgft and the annual occupancy
weoukd be 55%

*  Income from the leases would amount to £7155 pa.

+  The calé would have c1, 500 sqft of space which would be ket at
£B.00 per sqft gvng income of £12,000 pa.

Total income

*  Totalincome from all sources would be £95,.722 net of VAT
33 COSTS

Labour costs

+  There would be 3 Centre Manager at Grade 6 on 0.5 FTE at a cost
of £16340 ndusive of on costs

= There would be one part time Assistant at Grade 2 at a cost of
{11193 inchusive of an costs. Addtioral aipport would be provided
firom the Counal's team based at the Civic Centre:

+  Canal staff costs would indude costs for Front of House staff and
cleaning staff, at £10 per hour inchuding an costs.

+  Total staff costs would be {37933 anmsily

‘Other operating costs

. o o oot ivchunling e, b .
and administrative costs would amourt to £46,000 anreally

Total costs

+  Total costs would amount to £83.933 anrually

314 CONTRIBUTION

+  Total surplus in 3 stablised year would amourt to £11,290
anrually in a stabised year: A small deficit & projected
for year one and two of the plan which will be offet by
mantenance savings.

3.5 PAYBACK PERIOD

TO BE UPDATED UPON FINALISATION OF THE CAPITAL
COSTS.

1.6 COSTS

Sales el
Verue Hire £51.250
F&B contribution 04817
Ticketed events contribution  £10,000
Leased offices L7155
Calé lease £12,000
Total Sales 0951m
Expenses

Payrod a1
Premises costs £31,000
Operational costs £4000
m £2.000
Advertzng £5000
Office £4000
Total Expanses 835
EDITDA 1,290

Category A Repairs as Condition Survey.
Pt il Tl bt Rloor £k o
Foyer Space: } )
new Ist floor gallery anes with iift, upgrads electrical and mechanical
Refurbzhment of Bam 2z flexible events space
new finihes. rececorztion -
Rebbad s Cabis S B

new finzhes, nedecoration

Desnoltion of Comervatory

Covered Hallto Courtyard space with partially ghed rool
e £ Foret Flaor A b i Mg

Refurbhment of Derby Wing to creste larger Calé
exiensve conversion works, new M & E, comiort coaling,
Frishes/Ritts Rurmihi .

New buid Service Spaces including WCs and Lift

upgrade fittings, purbing, slectrical and mecharcal services, new
finishes, redecoration

Refurbmshed WCs

upgrade fittings. pumbing, electrical and mecharecal services, new.
Refurbhed Dressing Rooms and Hayloft as Storage Space/’

Green Room
basic upgrade of electrical and mechanical services, new finishes,
redecoration

andacan Works
73 Schedude Section 4

Allowance of 15% for price, desgn and survey risk
Alk for full design team Professional Fees
Total to Summary



3.0

HYBRID OPTION (ENHANCED COMMUNITY OPTION)
Spacal Adracency

1500@A3

37 Overview

* The Folly Coffee shop is relocated to the Derby Wing. The kitchen

= located on the first floar, with a ground floor servery for customer wse.
& Thie Miarsckunn Rocen i ] s a fliscblé eveinks sy

+ The comsersatory is repliced with & modern coveresd courtyad space
1o create new entrance pont and flexble transtion space.

* The first floor accomenodation & upgraded to prowde office, storage
and ather back of house space.

* The n=2, rented out to srall busi inchiding craft
workshops, start-up busnesses.




3.0

HYBRID OPTION (ENHANCED
COMMUNITY OPTION)
Ground Floor Plan

Seale

2008 A3

Histore Marsden Room refurbehed and utilsed 2=
wedding ceremony venue.
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3.0

HYBRID OPTION (ENHANCED I- “‘1 l l J i
COMMUNITY OPTION) l h l |
First Floor Plon |
Seal = . i S - |
I = - ||

Ston I
- Gallery z (GM-JM) j | | l!l %I

Upper area of

3.9 Sumeary

Hybrid Option 01 focuses ca the upgrade of the exsting buldngs |

to deliver a community venue cortaming flexible events spaces. | f
Through careful replacement of the conservatory and upgrades 16 the 1

existing foyer a new primary emtrance s crested. A new ift and WC 4_ \J\
sccommedation it also provded 1= snsure ascommodation is aczessible

1o the community. The remainder of the exiting spaces are refurkizhed

1o delrver flexible spaces that zan be hrsdileased out 1 the local

zzmmunity or small businesaes. The Cafe is relocated into the Derby e

wing. creating addiional space for visnors and a better commeraal offer: |

Essential repairs to the sutbuldings would be carried cut and the units +

weuld be leased to small local businesses. ' i

Income - £95.222 after 2 years e D;r
Costa - £2,422.000 — == B e

EDITDA - £11,250 afeer 2 yaars | l
S

S ————



3.0

HYBRID OPTION (ENHANCED COMMUNITY OPTION)
Landscope Design

Scale
1500 @ A3

®

310 Sumemary

The development of Worden Hall rases the opportunity to improve
the condition, use and quality of the surrounding landscape. The park
and gardens create a popular recreational destmation and setting to the
Hall. The hindscape & made up of a number of landscape: components
offering different bndscape character areas, uses and purposss. This
development opportunity offers the potential to mprove thess areas,
enharce their character, connectaity and use.

WMWMMWkaWWW

0 create a sense of arrival which will improve the vestor experience.

pallet of materad: and plantng also helps mmprove clartty and showcase
key archetectural elements such as the dodk tower. The overflow carpark
ntroduces much needed addtional spaces to accormmadate increased
wiitor numbens in a senstive and practical location.

311 Landscape Coses
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