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DISTRICT COUNCIL

Despatched: 08.07.15

CABINET
16 July 2015 at 7.00 pm

Conference Room, Argyle Road, Sevenoaks

AGENDA

Membership:

Chairman: Cllr. Fleming Vice-Chairman: Clir. Lowe

Clirs. Dickins, Firth, Hogarth, Piper and Searles

Apologies for Absence

1.

Minutes
To agree the Minutes of the meeting of the
Committee held on 4 June 2015, as a correct record

Declarations of interest
Any interests not already registered

Questions from Members (maximum 15 minutes)

Matters referred from Council, Audit Committee,
Scrutiny Committee or Cabinet Advisory
Commiittees

a) Anti-Fraud Team Report (Audit Committee 23
June 2015)

Otford Palace Tower

=

Property Investment Strategy

=

Pages

(Pages 1-4)

(Pages 5 - 6)

(Pages 7 - 20)

(Pages 19 - 62)

(Pages 63-72)

Contact

Adrian Rowbotham
Tel: 01732 227153

Jim Carrington-West
Tel: 01732 227286

Adrian Rowbotham
Tel: 01732 227153



REPORTS AND RECOMMENDATIONS FROM THE CABINET ADVISORY COMMITTEES

7. Property Disposal Update (Pages 73 - 84) Mark Bradbury
Tel: 01732 227099
(If Members wish to discuss any information
contained within Appendices A or C a resolution must
be passed to exclude the public and press from the
meeting)

G

EXEMPT ITEMS
Consideration of Exempt Information

Recommendation: That, under section 100A(4) of the Local Government Act 1972, the
public be excluded from the meeting when considering Appendices A and C of agenda
item 6 above, on the grounds that likely disclosure of exempt information is involved as
defined by Schedule 12A, paragraph 3 (Information relating to the financial or business
affairs of any particular person (including the authority holding that information)).

Property Disposals Update - Appendices A& C (Pages 85 - 88)

G

Indicates a Key Decision

:> indicates a matter to be referred to Council

To assist in the speedy and efficient despatch of business, Members wishing to obtain
factual information on items included on the Agenda are asked to enquire of the appropriate
Contact Officer named on a report prior to the day of the meeting.

Should you require a copy of this agenda or any of the reports listed on it in another format
please do not hesitate to contact the Democratic Services Team as set out below.

For any other queries concerning this agenda or the meeting please contact:

The Democratic Services Team (01732 227241)




Agenda Item 1

CABINET

Minutes of the meeting held on 4 June 2015 commencing at 7.00 pm

Present:  Clir. Fleming (Chairman)
Cllrs. Dickins, Firth, Hogarth, Lowe and Searles
Apologies for absence were received from Cllr. Piper

Clirs. Dr. Canet, Mrs. Hunter, Maskell, Parkin, Pett, Purves, Scholey,
Miss. Stack, Horwood and Raikes were also present.

5. Minutes

Resolved: That the minutes of the meeting of Cabinet held on 5 March 2015 and
19 May 2015, be approved and signed as a correct record.

6. Minutes of Advisory Committees

Resolved: That the minutes from the last meetings of the Cabinet Advisory
Committees from the 2014/15 municipal year be approved and signed as a
correct record.

7. Declarations of interest

There were no additional declarations of interest.

8. Questions from Members (maximum 15 minutes)

The Deputy Portfolio Holder for Planning asked the Leader for an update of the two
articles that had appeared in The Chronicle, one relating to parking fines and the other
relating to the proposed car park.

The Leader reported that the article on parking fines referred to on-street parking and
the majority of roads in the article were residential. The Leader clarified that whilst the
number of tickets issued had increased by 40% income had not increased by 40%.

In relation to the proposed car park, the Leader reported that there had been a delay
whilst Sevenoaks District Council spoke with KCC Highways following concerns that had
been raised. Now these have been addressed he felt that a new planning application
would be forthcoming .

9. Provisional Outturn 2014-15 and Carry Forward Requests

The Portfolio Holder for Finance introduced a report setting out the provisional outturn
figures for 2014/15 and the requests to carry forward unspent budgets into 2015/16 for
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Cabinet - 4 June 2015

Revenue items. The item has previously been considered by the Finance Advisory
Committee on 2 June 2015.

There were four requests totalling £204,090 to transfer unspent revenue budgets to
earmarked reserves.

A provisional favourable variance of £743,400 was achieved and this variance arose for
two reasons:

(a) Net savings made during the year due to efficiencies, or where income
receipts that have been greater than expected. (Where budget variances are
expected to be ongoing, they were included as SCIA items for the 2015/16
budget).

(b) Project activity, commonly time limited, originally scheduled to take place
during 2014/15 which has been delayed or where the project start was
deferred and the budget is still required to complete the project.

The variance that had been achieved was in line with the target set by Officers. A further
£392,000 would be added to the budget stabilisation reserve.

With reference to recommendation (e), the Leader of the Council explained why there
was a need to set aside the £60,000. Local Authorities had acted collectively through
the Local Government Association (LGA) in defending against legal action that had been
bought in relation to fees for personal searches, the LGA’s Legal Representatives, Bevan
Brittan, had managed to reduce the collective costs incurred by Councils.

With reference to recommendation (d), the Chief Executive explained that the Council’s
external auditors had recommended that an earmarked Health and Safety reserve be
established following a prosecution against the Council that had been brought by the
Health and Safety Executive.

Public Sector Equality Duty

Members noted that consideration had been given to impacts under the Public Sector
Equality Duty.

Resolved: That

(@) the Revenue ‘carry forward’ requests totalling £204,090 as set out in
paragraph 14 of the report be approved, subject to any amendments
suggested by the Finance Advisory Committee;

(b) the Capital carry forward request totalling £140,000 as set out in paragraph
15 of the report be approved, subject to any amendments suggested by the

Finance Advisory Committee;

(¢) Asum of £50,000 be transferred to the Housing Surveys earmarked reserve
to enable a Stock Condition survey to be completed in 2015/16;
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(d) a Health and Safety Earmarked Reserve be established, and a sum of
£100,000 be transferred to that reserve as at the end of March 2015; and

(e) Asum of £60,000 be set aside to provide for payment in respect of
restitutionary claims and costs in respect of personal search fees.

10. Community Safety Action Plan

The Portfolio Holder for Economic and Community Development introduced a report
seeking approval for the 2015-2016 Community Safety Strategy and Action Plan. The
Plan responded to the community safety priorities identified in the recent Strategic
Assessment.

The Portfolio Holder for Housing and Health, who had previously had responsibility for
Community Safety reported on the positive work undertaken by the Community Safety
Partnership.

In response to a question, the Community Safety Manager explained that the Community
Safety Partnership included Kent Police, Kent Fire & Rescue Service, Kent Probation,
Health Services, West Kent Housing Association, Moat Homes, Kent County Council,
Kenward Trust, Voluntary Action Within Kent and Domestic Abuse Volunteer. This
represented a wide range of partner agencies that all work together to address the aims
of the Community Safety Partnership. The Community Safety Manager explained that the
Action Plan had been developed from an annual strategic assessment.

Members considered the issue of speeding and road safety across the District and
expressed concern that Kent Police did not appear to be effectively enforcing speed
limits, despite the work undertaken by dedicated volunteer Speed Watch Groups. It was
agreed that the Police should be asked to take a more direct approach to speeding and
road safety within the District. The previous Portfolio Holder had raised this issues with
the Police and Crime Commissioner who had provided assurances that this would be
made a priority for the Police.

Members also considered the issues of anti-social behaviour amongst Housing
Association tenants. The Chief Executive explained that the Council had been working
with West Kent Housing in a partnership approach to address these issues. However,
Members expressed frustration that more decisive action was not being taken to address
the concerns that were being raised. The Portfolio Holder stressed that he was keen to
develop an effective action plan to address the issue of anti-social Housing Association
tenants in order to ensure that clear, tangible and evidenced results could be achieved.
The Portfolio Holder for Legal and Democratic reported that Moat housing had agreed to
review the issue of life-time tenancies and it was suggested that it would be helpful for
Members to be informed of the outcome of this review. The Portfolio Holder for Legal
and Democratic also reported that she would be interested in working with the Portfolio
Holder for Economic and Community Development on the powers conferred to the
Council under the Anti Social Behaviour Crime and Policing Act 2014. Through the
community trigger and community remedy victims and communities were empowered
and given them a greater say in how agencies respond to complaints of anti-social
behaviour. It was also possible for victims to pursue out-of-court sanctions for offenders.
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Members also discussed the issue of fly-tipping. It was agreed that more enforcement
work had to be undertaken and that there should be incentives to encourage people to
provide evidence that could lead to successful prosecutions for fly-tipping. Members
considered that it had to be made easier for residents and businesses to legitimately
dump waste and it was suggested that further work be undertaken with Kent County
Council to improve the services at Dunbrik.

The Leader requested that Cabinet be provided with updates throughout the year on the
progress of the Community Safety Action Plan. It was also suggested that the Council’s
Scrutiny Committee could also look at partner’s delivery half way through the year.

Public Sector Equality Duty

Members noted that consideration had been given to impacts under the Public Sector
Equality Duty.

Resolved: That
(a) the Community Safety Strategy and Action Plan for 2015-16 be approved; and

(b) A mid-year progress report be provided to Cabinet in October 2015.

THE MEETING WAS CONCLUDED AT 7.50 PM

CHAIRMAN
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Agenda Item 4

Item 4 (a) - Anti-Fraud Team Report 2014/15

The attached report was considered by the Audit Committee, relevant minute
extract below:

Audit Committee - 23 June 2015 (Minute 7)

The Anti-Fraud Manager presented a report setting out the activities of the Anti-
Fraud Team during 2014/15 and details of a proposed re-structure of the Team
in February 2016. Members also reviewed the Anti-Fraud, Sanctions and
Prosecution Policy, which had been updated to take account of a change in, and
align with, the Department for Work & Pensions’ Sanctions Policy.

Responding to Members’ questions, the Anti-Fraud Manager confirmed that the
Team’s current role was predominantly as a Housing Benefit anti-fraud team and
the past year had seen the highest levels of detected fraud since the shared
service had begun, particularly due to a new real-time HMRC data matching
service. From February 2016 and the creation of the Single Fraud Investigation
Service (S-FIS) the Team would no longer have responsibility for dealing with
Housing Benefit fraud. The Team was seeking to broaden into a Corporate Fraud
Team and pick up those areas not covered by the S-FIS. The Anti-Fraud Manager
drew Members’ attention to the Cost Benefit Analysis 2014/15 which showed a
net financial benefit to the council and anticipated that the new team would also
benefit the council. The Team would reduce by 1.0 FTE following the restructure.

The Chairman expressed an interest in the Committee considering an update on
the Team in February 2016 following the introduction of S-FIS.

Public Sector Equality Duty

Members noted that consideration had been given to impacts under the Public
Sector Equality Duty.

Resolved: That
a) the report and the work of the Anti-Fraud Team carried out in 2014/15
and the proposed re-structure of fraud investigation resources in

February 2016 be noted; and

b) it be recommended to Cabinet to approve the Anti-Fraud, Sanctions
and Prosecution Policy.

Page 5



This page is intentionally left blank



Agenda Item 4a

ANTI-FRAUD TEAM REPORT 2014/15

Cabinet - 16 July 2015

Report of Chief Finance Officer

Status: For Consideration

Also considered by: Audit Committee - 23 June 2015

Key Decision: No

This report supports the Key Aim of Effective Delivery of the Corporate Plan
Portfolio Holder Cllr. Searles

Contact Officer(s) Bami Cole, Ext.7236, Glen Moore Ext. 3240.

Recommendation to Audit Committee: That the Committee:

a) note the content of the report and the work of the Anti-Fraud Team carried out in

2014/15 and the proposed re-structure of fraud investigation resources in
February 2016; and

b) recommend to Cabinet that the updated Anti-Fraud, Sanctions and Prosecution
Policy be approved.

Recommendation to Cabinet: That the updated Anti-Fraud, Sanctions and Prosecution

Policy be approved.

Reason for recommendation: The Audit Committee is required to review the work of the

Anti-Fraud Team.

Introduction and Background

1. This report sets out details of the activities of the Anti-Fraud Team during 2014/15
and sets out details a proposed re-structure of the team in February 2016 caused

by the creation of the Single Fraud Investigation Service (S-FIS). Also attached as

Appendix B is an updated Anti-Fraud, Sanctions and Prosecution Policy, which has
been updated to take account of a change in the Department for Work & Pensions

sanctions policy.

2. This is the third report of the Anti-Fraud Team to the Audit Committee. The Anti-

Fraud Team is part of the Audit, Risk and Anti-Fraud shared services working jointly

with Dartford Borough Council. The team is responsible for carrying out benefit
fraud investigations and assists both Councils in highlighting instances of fraud
which could adversely affect the level of taxes/income they collect/receive.
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Summary of Key Issues in the Report

3.  Details of the activities of the team during the year 2014/15 are attached as
Appendix A to this report. The team’s performance is set out in section three of
Appendix A and a proposed re-structure of Sevenoaks District Council’s fraud
investigation services in light of the creation of the Single Fraud Investigation
Service is discussed in sections 4 & 5. Section 5 confirms the team’s priorities for
2015/2016.

4. A key highlight for the year is the Anti-Fraud Team’s achievement in discovering a
record level of benefit fraud during the year and its continued success in assisting
the Council’s Revenue Departments in highlighting falsely claimed Council Tax

discounts which have a direct effect the amount of tax revenue the local authorities
can collect.

Key Implications
Financial
Not Applicable

Legal Implications and Risk Assessment Statement.

The Council is required to have effective anti-fraud arrangements in place in order to
safeguard public funds and prevent the pursuance of crime. The anti-fraud team
effectively contributes towards the council’s fraud prevention initiatives. The DWP
proposals may put at risk existing arrangements. Therefore the Council would need to
assess the implications of the DWP proposals and its impact on existing arrangements.

Equality Impacts

The decisions recommended through this paper have a remote or low relevance to the
substance of the Equality Act. There is no perceived impact on end users

Conclusions

This report sets out the achievements of a successful year for the Anti-Fraud Team during
2014/15 and outlines a proposed re-structure of fraud investigation resources caused by
the creation of the Single Fraud Investigation Service. Members are requested to note the
report and approve the updated Anti-Fraud, Sanctions and Prosecution Policy.

Appendices Appendix A -not included as has no relevance to the

action concerned - but can be viewed at
http://cds.sevenoaks.gov.uk/documents/s23535/07%20Anti-
Fraud%20Team%20Report%202014-15%20-%20Appendix%20A.pdf

Appendix B - Anti-Fraud, Sanctions and Prosecution
Policy

Background Papers: None.

Adrian Rowbotham
Chief Finance Officer
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Housing Benefit & Council Tax Support Anti-Fraud Policy
Introduction

In 2010 Sevenoaks District Council and Dartford Borough Council combined
their Audit & Fraud and Revenues & Benefits Services into single shared
services. The primary aim of this joint venture was to continue to provide a
high quality service, supporting the most vulnerable members within the two
districts, in the most efficient and cost effective way.

The Council has a zero-tolerance to all forms of fraud & corruption. This
message is keenly promoted through the issuing of a trio of joint working
policies - The Anti-Fraud & Corruption Strategy, The Whistle-blowing Strategy
and this policy, The Housing Benefit & Council Tax Support Anti-Fraud,
Sanctions and Prosecution Policy.

Housing Benefit (HB) is paid to assist people on a low income to meet the
rental liability on their main and principal home. Council Tax Support (CTS) is
paid to assist people on a low income to meet the annual Council Tax liability
on their main and principal home. Housing Benefit is a means-tested benefit,
administered by local authorities, on behalf of the Department for Work &
Pensions (DWP). Council Tax Support is a means-tested Council Tax discount
administered by local authorities.

The Housing Benefit & Council Tax Support Anti-Fraud Policy re-enforces the
Council’'s commitment to :

e Preventing fraud and error entering the benefit/discount assessment
caseloads by having robust internal systems and checking procedures in
place.

e Detecting incorrect and fraudulent claims for both benefit and discounts
by running pro-active drives as well as fully participating in all the
government led anti-fraud data-match initiatives.

e Putting incorrect claims right quickly and getting back what we are owed.

e |ssuing sanctions, in line with the joint Sanctions and Prosecution Policy,
against people proven to have cheated the system.

e Where appropriate, deter future fraudulent claims by publicising the work
of the Anti-Fraud Team and the punishments handed out by courts in
prosecution cases.

The Housing Benefit & Council Tax Support Anti-Fraud, Sanctions and
Prosecution Policy will be reviewed annually to take into account any
legislative and procedural changes.

Pagé 11



Agenda Item 4a

2.0
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Appendix B

Definition of Benefit Fraud

Benefit fraud is where a person, dishonestly, or not, whilst applying for or in
receipt of a Social Security benefit:

e makes a false statement,

e produces a false document and/or

e fails to promptly notify of a relevant change in circumstances which the
person knows will affect the rate of benefit there are entitled to/or are in
receipt of.

Most benefit fraud offences are prosecuted under the Social Security
Administration Act 1992:

e Section 112(1)a - making a false statement, producing a false document
e Section 112(1A) - failing to report a relevant change in circumstances.
e Section 111A - obtaining benefit dishonestly.

However other relevant pieces of legislation can be used, for example the
Fraud Act 2006, where the crime is of a specific type.

Council Tax Support Fraud

Council Tax Support came into existence on 1st April 2013 and replaced
Council Tax Benefit.

Council Tax Benefit was a Social Security benefit administered by local
authorities on behalf of the Department for Work & Pensions. Council Tax
Support is a discount awarded against the annual Council Tax liability, by local
authorities, created by the Local Government Finance Act 2012.

Council Tax Support Fraud offences will be prosecuted under section 14B of
the Local Government Finance Act 1992.

The Anti-Fraud Team

The Anti-Fraud Team has a main base at Dartford Borough Council’s Civic
Centre in Dartford and also a hot-desk arrangement at Sevenoaks District
Council’'s Argyle Road offices in Sevenoaks. The team comprises specially
trained officers, responsible for investigating allegations of fraud & corruption
for both Sevenoaks District Council and Dartford Borough Council.

The teams’ main role is the investigation and detection of suspected Housing
Benefit & Council Tax Support frauds, but where called upon, the officers will
conduct specific enquiries relating to Housing Tenancy fraud, Council Tax
fraud and other frauds found within local government.

The Anti-Fraud Team’s main objectives are:
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e Assist with the creation of systems which help prevent fraud from entering
the system and to unearth fraud once it has established itself.

e To teach front-line staff techniques of how to identify fraud and instil
confidence in the procedure for reporting suspicions relating to potential
fraudulent claims and how they can seek advice for handling such
situations.

e To maximise the potential results and effectiveness of data-matching
exercises available to local councils which seek to identify fraud using all
the appropriate legal gateways open to them.

e To facilitate joint working with external anti-fraud agencies to ensure that
the councils have a cohesive approach to the fraud investigation process.

e To investigate instances of suspected benefit fraud, collate evidence
which assists in the determination of the validity of a benefit claim and to
take appropriate action against any perpetrators.

The Anti-Fraud Team is managed by the Fraud Manager, who reports to the
Audit, Risk & Anti-Fraud Manager and is responsible for the day-to-day
management of 4 Investigation Officers (2 full-time, 2 part-time) operating
across two sites.

Cases of suspected benefit fraud can be referred to the Anti-Fraud Team
electronically by members of the Benefit Assessment Team (via forms located
on the benefit operating system ‘Academy’) or via e-mail/in writing from all
other internal departments. There is a dedicated fraud hotline (0800 496
3245) situated within the Dartford office of the Anti-Fraud Team. Outside
office hours there is an answerphone service attached to this number.

Culture

The Council takes any form of fraud or corruption very seriously. Separate Anti-
Fraud & Corruption and Whistleblowing policies have been devised to
embrace the issues of fraud and corruption. The Whistleblowing Policy
specifically encourages both staff and members of the public to report such
matters, in confidence, to the Council.

The Council is committed to ensuring that benefit is paid to only those who are
entitled to receive it.

The Council is committed to ensuring that the benefits service is easily
accessible and can be taken up by all members of society irrespective of their
social status or background.

The Council will, where appropriate, work in co-operation with external
agencies such as the Department for Work & Pensions, the Police, Her
Majesty’s Customs & Excise, the Border Force Agency and other local
authorities in order to combat benefit fraud.
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The Council will maintain and advertise a 24-hour reporting line (0800 496
3245 and other points of reference felt appropriate) so suspected benefit
fraud can be reported.

All reports of suspected fraud will be logged and assessed in line with the joint
fraud referral processing policy (within at least 10-working days) and an
appropriate course of action assigned to each allegation.

The Council will, where proportionate and reasonable, actively report
successive prosecutions through local media sources in order to promote and
publicise the work of the Fraud Team to act as a deterrent to other would-be
benefit fraudsters.

All investigation staff will receive quality training to ensure that investigations
are conducted in accordance with the relevant legislation and that all
procedures & practices are lawful and fair.

The Council will actively seek the repayment of all overpaid benefit deemed
recoverable.

Prevention, Detection and Investigation

All benefit staff can contact the Anti-Fraud Team by telephone or e-mail to
receive advice and guidance in relation to the handling of potential fraudulent
claims for benefit/discounts and they will receive regular updates of any
emerging trends in the field of benefit fraud which they need to be aware of
when they are examining claims for Housing Benefit & Council Tax Support.

Benefit Staff will receive regular reports on the Fraud Team’s successes and
specifically the way in which these cases were discovered, so that useful
lessons can be learned, which will hopefully prevent more fraudulent claims
entering the system in the future.

Sevenoaks District Council is fully committed to all the available government
anti-fraud schemes and performance measures (For example, Housing Benefit
Matching Service (HBMS), National Fraud Initiative (NFI)) and regularly allow
their benefits data to be cross-matched with outside organisations for the
lawful purpose of highlighting potential instances of fraud within the benefits
caseload.

All investigators are PINS accredited fraud investigators (PINS -
Professionalism in Security). This is a nationally recognised qualification,
accredited by Portsmouth University, and requires each student to
successfully complete 7 separate fraud modules, with exams at the end of
each module.

The PINS qualification ensures that all investigation staff are fully conversant
with all the relevant legislation covering the collation and recording of
evidence (Criminal Procedures & Investigations Act 1996); the interviewing
and treatment of suspects (Police & Criminal Evidence Act 1984) and

Page 14



6.6

6.7

6.8

6.9

6.10

Agenda 'teﬂbéé'ndix B

authorisation of/use of surveillance techniques (Regulation of Investigatory
Powers Act 2000).

In cases where the Housing Benefit and/or Council Tax Support recipient is in
receipt of another Social Security benefit (for example - Income Support, Job
Seekers Allowance or Employment Support Allowance) local authority
investigators will join forces with colleagues from the Department for Work &
Pensions’ Fraud Investigation Service to conduct a joint investigation.

Sevenoaks District Council has an excellent working relationship with the local
Fraud Investigation Service (DWP) and work hard to maintain the close links
between the organisations. A majority of the benefit fraud investigations
instigated by the Councils will be joint ventures with the DWP.

All persons suspected of submitting fraudulent benefit claims/failing to
declare relevant changes in their circumstances are invited to attend a formal
interview to:

e show the claimant the evidence the authority has collated which appears
to show that certain offences have been committed and,

e seek a response/explanation from the claimant to the evidence shown as
well as understand any mitigating circumstances that the claimant may
have had, during the period in question, which may have caused their
actions/behaviour.

e At the end of the interview the person being interviewed will be informed
by the investigating officer that, where appropriate, a report will be issued
to the Benefit Assessment Team to adjust any payments of benefit they
may have had and depending on the size of their overpayments and the
circumstances under which this overpayment arose, a panel of senior
managers will decide what action, if any, the relevant local authority would
take in this case.

All cases in which the investigation results in an overpayment of benefit or the
removal of a discount will be reviewed against the Housing Benefit & Council
Tax Support Sanctions and Prosecution Policy to decide upon the most
appropriate action to take.

The decision on appropriate action is not taken lightly and as such it is based

upon the informed decisions of a panel of senior officers within the local
authority taking all aspects of the case into account.
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Housing Benefit & Council Tax Support Sanctions and Prosecution Policy

Introduction

Sevenoaks District Council has a duty to protect the public purse and as part
of that commitment they have a responsibility to prevent and detect fraud.
This policy is designed to provide clear guidance on the measures available to
both authorities on how to deal with those who are found to have committed
either benefit fraud and/or Council Tax Support fraud.

The guidelines in this policy must be implemented in a fair and unbiased
manner each investigation is unique and must be judged on its own merits,
with regard to the full facts of the case before an appropriate sanction is
imposed.

In general the Council has 4 main options for further action when an
investigation concludes that there has been an overpayment of benefit or an
incorrectly awarded Council Tax discount:

a) A Warning letter - Letter issued by the investigating officer explaining that
the Council has decided that it is not in the public interest to take any further
action against them, but they should make every effort to ensure that they
repay the overpaid benefit and/or their increased Council Tax liability as
quickly as possible in order to prevent civil recovery action being instigated.

b) Formal Caution (benefit offences only) - The offender signs a written
admission to all the alleged offences and the authority retains this statement
for 5 years. The cautions are logged on a national database of all sanctions
(administered by the DWP) and any future sanction action would be influenced
by earlier decisions.

c) Administrative Penalty - The offender does not admit to the alleged
offences in this instance, but accepts to pay an additional amount to the
authority to prevent the Council from instigating legal action. Again the penalty
action taken in benefit fraud cases is logged on a national database so that,
where necessary, checks can be made in case that claimant is the subject of
an investigation in the future.

d) Prosecution - the local authority takes the claimant to court, citing
offences either under the Social Security Administration Act 1992 (for benefit
fraud offences) or under the Local Government Finance Act 1992 (for Council
Tax Support fraud offences), or other legislation if found appropriate.

Formal Cautions, Administrative Penalties and prosecution are commonly
referred to as sanctions. A local authority will only issue a sanction when there
is a realistic prospect of obtaining a successful prosecution. In cases where
offenders are offered a caution or penalty and these sanctions are refused the
local authority will review the case again and decide if legal proceedings are
now appropriate.
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In all investigations conducted by the Anti-Fraud Team evidence is obtained
and collated in accordance to the Police & Criminal Evidence Act 1984 and
the Criminal Procedures and Investigations Act 1996. This means that, if
deemed appropriate by senior management, cases can be referred for legal
proceedings.

A case will only be deemed suitable for prosecution after it has been
thoroughly reviewed and confirmed that it meets the requirements of the Code
for Crown Prosecutors.

There are 2 main requirements - The Evidential Test and The Public Interest
Test.

Evidential Test

The prosecuting authority must be satisfied that there is sufficient evidence to
provide a ‘realistic prospect of conviction” on each charge. Consideration
should be given to what the claimant’s defence may be and how it is likely to
affect the prospects of conviction.

A realistic prospect of conviction is an objective test based solely upon the
prosecuting authority’s assessment of the evidence and any information that
the authority has about the defence that the suspect may put forward. The
authority must then decide whether, if properly directed in accordance with
law, a jury (or magistrate) is more likely to convict than acquit a defendant of
the charge(s) against them.

When deciding if there is sufficient evidence to prosecute the authority will
consider:

Can the evidence be used in court?

e s it likely that the evidence will be excluded by the court? (For example, is
it likely it may be excluded due to the way that it was obtained?)

e |s the evidence hearsay? If so, is the court likely to allow it to be
represented under any of the exceptions which permit such evidence to
given in court?

e Does the evidence relate to the bad character of the suspect? If so, is the
court likely to allow it to be presented?

Is the evidence reliable?

e Does the suspect have a creditable explanation for their actions?
e |s there evidence which might support or detract from the reliability of a

confession? Is its reliability affected by factors such as the suspect’s level
of understanding?
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e |sthe identification of the suspect likely to be questioned?

e Are there concerns over the accuracy, reliability or credibility of any of the
evidence of any witness?

e Do any of the witnesses have previous convictions or out-of-court
disposals which may affect their credibility?

Public Interest Test

When the prosecuting authority has deemed that the case has sufficient
evidence to provide a realistic prospect of conviction it must then consider if it
is in the ‘public interest’ for the legal action to progress. Every case is different
and many will have mitigating aspects which will influence the authority’s
decision to either take legal action or refrain from instigating legal
proceedings.

Some common public interest factors tending against prosecution:

e The offence committed can be proven to be the result of a genuine
mistake or misunderstanding on the claimant’s part.

e The claimant’s age would deter the authority from taking further action.

e The claimant’s mental or physical health would deter the authority from
taking further action.

e The claimant has repaid the overpaid benefit in its entirety (balanced with
the seriousness of the offence)

e |t can be established that part of the overpaid benefit was due to an error
in benefit administration either on the part of the local authority or the
Department for Work & Pensions.

e The investigation process contains unexplained long delays.

e The consequences of the claimant receiving a criminal record may far
outweigh the benefits of the authority taking the action.

e The claimant’s family circumstances or adverse recent events may deter
the authority from taking the person to court.

Some common public interest factors tending in favour of prosecution:

e The seriousness of the offence as reflected by the general guideline
thresholds set in advance by local authority (see section 9.4).

e The claimant held a position of trust or responsibility.
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e The offences are pre-planned or pre-meditated or contain an element of
pre-planning or an intention to deceive the authority to obtain benefit.

e The claimant has previous convictions or sanctions related to the current
offence.

e The offences are repeated or continued over a long period.

e The claimant has been offered an alternative sanction (i.e. Formal Caution
or Administrative Penalty), but has refused it.

As a guideline, if the adjudicated collective overpayment/incorrectly awarded
discount is above £4,000, the local authority would deem this a serious
offence and the case should be considered for prosecution. In cases where
the collective overpayment/incorrectly awarded discount is below £4,000 the
authority may consider an alternative to prosecution, for example a Formal
Caution (benefit offences only) or an Administrative Penalty. However, senior
management may decide that legal proceedings are still appropriate due to
the circumstances in which the overpayment occurred.

Formal Cautions and Administrative Penalties

The Council may consider offering a Formal Caution in relation to a benefit
offence following the review of the evidence and public interest criteria and a
decision has been made that it is not in the public interest to proceed to legal
action. The case should fulfil the following criteria:

e The makes an admission of the offence

e In joint investigations the DWP have decided it is appropriate to issue a
Formal Caution

e The claimant has not been issued with a Formal Caution or Administrative
Penalty in the last 5 years

e The caution is deemed to be an appropriate deterrent to prevent this
happening again in the future

In cases where the offender does not admit the offence put before them the
Council may offer them an Administrative Penalty as an alternative to
prosecution. The level of the penalty would be as follows:

e Benefit offences committed before 8.5.2012 the penalty imposed would
be 30% of the net adjudicated overpayment.

e Benefit offences committed wholly on or after 8.5.2012 the penalty
imposed would be 50% of the net adjudicated overpayment, with a
minimum of £350 up to a maximum of £2,000.

e Council Tax Support offences the penalty imposed would be 50% of the
excess reduction of Council Tax liability, with a minimum of £100 up to a
maximum of £1000.
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11.1

11.2

11.3

11.4

11.5

11.6

11.7

The Council has a statutory responsibility to prevent the waste, theft and fraud
of public money. To this end, the Council has put in place a range of measures
to ensure that benefits are paid only to those persons who are entitled to
them.

These measures include actions that are taken after detection of an offence,
as well as measures to prevent and deter the commission of an offence.

One such measure is publication of convictions. The publicity generated by a
conviction for benefit fraud acts as a deterrent to others seeking to claim
benefit to which they are not entitled. It also reassures the general public that
the Council takes a serious view of fraud and actively seeks to protect public
funds.

The Council will therefore consider publicising successful convictions of fraud
(subject to obtaining prior advice from the relevant legal services section),
together with specific details of the offence(s) in question. In reaching a
decision as to whether to publish such information, the Council will consider
the following factors:

e The specific details of the offence committed.

e The public interest in disclosing personal information e.g. the deterrent
effect of the publication.

e Whether the publication would be proportionate.

e The personal circumstances of the offender.

e Whether any other persons may be affected by the publication e.g. family
members.

This list is not exhaustive and other factors may be relevant in the
circumstances of an individual case.

When it is considered appropriate to publish details relating to a conviction,
the reasons for such publication will be recorded by the Anti-Fraud Team.

Any press release on the Council’'s website will normally be removed after a
period of 1 month.
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OTFORD PALACE TOWER

Cabinet - 16 July 2015

Report of Chief Officer Corporate Support
Status: For Decision
Also considered by: Council - 21 July 2015

Key Decision: No

Executive Summary: This report outlines the immediate requirement to maintain the
structural stability of the Otford Palace Tower and requests that the works are authorised
with the appropriate budget totalling £130,699 to be allocated from the General Fund
Reserve.

As a separate piece of work, options regarding the future use of the building, including
funding available to support any proposal, are being looked at and will be reported back
to Members at a future date.

Portfolio Holder Cllr. Searles

Contact Officer(s) Facilities Manager - Emma Vincent Ext. 7304

Recommendation to Cabinet:

To recommend to Council the allocation of £130,699 from the General Fund Reserve for
the completion of essential stabilisation works at the Otford Palace Tower.

Recommendation to Council:

That Council approve the allocation of £130,699 from the General Fund Reserve for the
completion of essential stabilisation works at the Otford Palace Tower.

Reason for recommendation: Under the Ancient Monuments and Archaeological Areas
Act 1979 Sevenoaks District Council have a responsibility to ensure any scheduled
monuments in its ownership are structurally maintained.

Introduction and Background

1 The Otford Palace Tower is located by the Otford Pond and St Bartholomew’s
Church in Otford. A plan of the site and the surrounding area is included at
appendix a. It consists of the remains of a tower, a gatehouse and other ruins at a
site on Bubblestone Road. The actual date of its build is not confirmed but it has
been suggested that it could date back to the Saxon era, however it was rebuilt in
1515 and intended for the use of the Archbishops of Canterbury. King Henry VI
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seized it for himself in 1537 and used it to house his servants whilst he used
Knole House as accommodation when he visited Sevenoaks.

The District Council has been in possession of the Otford Palace Tower since 5
June 1935 (then the Sevenoaks Rural District Council). The tower has been listed
as a scheduled monument since 5 December 1928.

This monument is scheduled under the Ancient Monuments and Archaeological
Areas Act 1979 as it appears to the Secretary of State to be of national
importance.

Only some 150 bishops' palaces have been identified and documentary sources
confirm that they were widely dispersed throughout England. All positively
identified examples are considered to be nationally important.

The structure had been maintained since acquisition including removal of
vegetation and structural repairs to the gatehouse. The flat roof was installed on
the tower in the late 1970s. More recently, guttering works commenced in 2003
at the tower and tree removal/fence replacement commenced in 2008 at the
Bubblestone Road site. Due to financial constraints, works such as repairing the
pigeon netting have not been completed, and the exercise of gaining consent for
works from English Heritage (now needing to be obtained from Historic England)
under the Ancient Monuments and Archaeological Areas Act 1979 means
maintenance has been delayed. During this time, the structure has deteriorated
further.

Work carried out in 2014/15

In recognition of this deterioration, in January 2015 a condition survey was
conducted by Thomas Ford and Partners (Chartered Architects and Surveyors) to
ascertain the condition of the building structure. A report has been produced by
them outlining essential works that should be completed to improve the integrity
of the structure, such as fixing the flat roof which has fallen in on one corner,
allowing rain water and pigeons into the building, causing further damage. This
report is included for information at appendix b. Thomas Ford and Partners have
subsequently completed a tender process on behalf of the Council and have
gained consent from Historic England for the necessary works. Four tenders have
been returned ranging from £116,667 to £148,088. Thomas Ford and Partners
have evaluated the responses to the tender and advise that the bid from Pierra
Restoration Ltd at £116,667 is an effective option offering the greatest value for
money. Advice from the company suggests that works will take 4-8 weeks to
complete.

Alternative sources of funding have been investigated but none are available to
assist the currently required works to be carried out.

The option of delaying the works further is not considered appropriate as the
likelihood is the structure will deteriorate further.
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Planning feedback on Enabling Development

Advice from the Development Management team has been sought relating to the
possibility of enabling development to offset the current and ongoing costs of
works relating to the areas highlighted on the plan in appendix a.

This advice states that there are a number of designations/considerations that
apply to this site. These are:

Scheduled Ancient Monument
Allocated Open Space
Conservation Area

Setting of listed buildings

Taking the first of these constraints, development within the site of a Scheduled
Ancient Monument would require planning permission, administered by the
District Council as the Local Planning Authority and Scheduled Ancient Monument
consent which is managed and determined by Historic England. Initial feedback
has been sought from Historic England and it is highly unlikely that a development
proposal would be supported by them.

The other constraints present their own challenges. Even if the Historic England
concerns could be overcome, policies from a National through to a Local level are
not supportive of development on this site.

Possible future options

It is acknowledged that a separate and more detailed piece of work is required to
look at a sustainable future use for the building. This will be undertaken and
reported back to Members as appropriate.

As part of this work, the Communities and Business team are researching possible
sources of future funding for the tower. It is clear however that any monies that
may be achievable are based on the future preservation of the structure once this
initial maintenance is complete.

Initial legal advice has been sought regarding the future transfer of the site once
these stabilisation works have been completed. This initial advice suggests it may
be possible to transfer the ownership of the site as part of any future use, however
further clarification is to be sought as part of the wider work in investigating future
options for the site.

The essential works outlined in this report are therefore a minimum requirement
and pre-requisite to any future use.

Key Implications

Financial

7

The tender process indicated Pierra Restoration Ltd as the preferred applicant at
£116,667 to complete the works. A further £14,032 is required for allocation of
bat liaison, architects, Principal Designer and Archaeologist. A total sum of

£130,699 is therefore requested for the stabilisation works at the Otford Palace
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Tower. These works are those referenced in sections 6.1 and 6.3 of the report at
Appendix B and exclude the items in sections 6.2 and 6.4.

Legal Implications and Risk Assessment Statement.

8 Under the Ancient Monuments and Archaeological Areas Act 1979, Sevenoaks
District Council has a responsibility to continue maintaining any scheduled
monuments in their possession.

Equality Assessment

9 The decisions recommended through this paper have a remote or low relevance to
the substance of the Equality Act. There is no perceived impact on end users.

Community Impact and Outcomes

10 The community have shown a high level of interest in the Otford Palace Tower for
a number of years. It is seen as a tourist attraction that potentially brings trade to
the area. lItis also of historic interest due to it being used by Henry VIII, therefore
linking Otford to Knole House and Hever Castle. Members of the Otford Historical
Society along with local Ward members of the District Council have been liaising
with the Council throughout this process.

Conclusions

11 For the works to be completed a sum of £130,699 is required. This will stabilise
the fabric of the Otford Palace Tower. Future use of the building and any
subsequent works required will be looked at separately with Members and in
conjunction with the community.

Background Papers: None

Jim Carrington-West
Chief Officer for Corporate Support
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Introduction

The Report

This is a summary report only and s not a specification for the cxeculion of the
recammended work and musl nol be used as such.

The Inspecting Architect is willing (o advise an the recommendations arising [rom the
sirvey, to draw up a specilicalion for dealing with them, invite compelilive tenders and
inspect the work during progress and on completion.

It #s recommended that the Inspecting Archilead be involved in any substantial waorke. I s
appreciated that funds are often limited, however il is our experience that repairs carried

oul solely by a builder can sometimes be inelfective and may in the long lorm prove
uneconomic.

The Limitations of the Report

Imis report is based on the findings of an inspection from the ground or other places which
can ba easily and safely reached, using any ladder provided.

We have not inspected waoodwork or other parts of the structure which are covered,

unexposed or inaccessible and we are therefore unable to report that any such part of the
property is free from defeels,

Generally

Location

Otford Palace lies to the south of the Parish Church of 5t Bartholomew, close o the
intarsection of the High Street and The A225.

Orientation
The paoints of the compass are used as reference.

Jurisdiction

| he: Palace is owned by Sevenoaks District Council and is a Scheduled Ancien! Monumendt.

Accommodation

The Palace fragment consisis of the outer courtyard, North-West Tower and a fragment of
the main gatehousc.

Construction and Development
The Palace was the conversion af a manor house by Archbishop Warham and was in use

by 1518, The ouler courtyard was 238 feet wide bul anly the North-West Tower and
frapmicenis of the north wall of the courtvard and galchouse survive,

1
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Architect/Date of InspectionMeather

The inspection was undertaken in January 2015 over two days, The weathor was cald (1°
27 om Dath days bol i was dey.

Frevious Inspections
[ herree have Boen no provious inspoeclion,
Areas Not Inspectad

Any areas not inspected are listed in the body of the text.

Tower Interior

Generally

Entey info the interior of the Towor is via a doorway on Lhe south side of the Tower which
was originally internal to the Palace and gives access to the ground floor ares, There are no
internal floors within the Tower and an internal scaffold was erected over the Christmas
period of 2014 1 allow an inspoclion and emorgency repair.

The inspection will be made ot a lift by lift basis using the points of the compass for
reference. For those reading the inspection on site, easy reference can be made to the
acdjacent Parish Church of 51 Barltholomosw and the south wall Taces you,

GROUND FLOOR

The ground (oor arca of the Tower has an carthen floor covered n rubblo, AL this slage it
is nat known if the earth covering masks the remains of an ariginal tloor surface. The base
of the Tower is not quite octagonal and the inspection will look at each facet with
description and repair needs noted as necessary.

The adjacent staircass struciure 1o the south-zast and the probable gardercbe fower 1o the
south will be deall wilh as separale siroclures,

South Wall

The sauth wall containg the entrance doorway info the space. The walls are constructed of
16" century red brickwork with possible remains of render just about surviving at low level,
bt this courld be a later repair. The doorway is outlined with Reizate stone dressings with
a timber lintel which will be inspecled from above, The doorway is lale moediacval 160
contury in stvle in Reigate stane and contains a maodern iron gate for security.

Enitry inda the garderabe is via o second doorway with a concrete lintel above.
The doarway lintel suffers from water penetration from above and there are also worm and

cther infestations. | would ke prudent o assu e that this liotel may necd o be replaced ay
parl ol The cmorgency ropairs. 1L consisds aof lwo seclions of oalk.

3
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The exlernal stonework of the doorway is heavily weathered and some inappropriate sand
and cement repairs have been carried out at the base.  1his stonework will need some
careful conservation in the longer term to ensure il docs not deteriorate any further, the
sand and cemeni repairs removed and replaced wilh more appropriate malerfals and the
tnsertion of & maore appropriate gate and door. However, these are not ermergency structural
repuirs,

The internal jamb stones on the right hand side arc in good condition bul hose to the left
are suffering and have last surface. Thoy are thaught to he stalle at prosant but a decision
will necd 1o be made whether further intervention will be reguired for conservation
PRIFLOSES.

The iron tixings for the gale are splitting the stonewaork at the upper level. The iron bar at
high level across the opening to prevent acoess will have to be removed. Sorme repointing
will be necossary in the brick reveals in the longer term and the hard cement renders wild
also need 1o be retnoved.

The rmain expanse of walling is in reasonahle condition, although there 15 some weathoring
to bricks and some pockels and holes which will have: Lo be carefully conserved or replaced
in the longer term. However, for emergency purposes, no significant work is required.
Carclul repointing will bo required in the future as it has been heavily repointed in
inappropriate materials, probably sand and cement.

There will be longer term need from a conservalion point of view 1o carry out some brick
repairs holding the concrete lintel up in lhe doorway opening 10 the garderobe but it is
generally in reasonable condilion, although very weathered. 11 has been robbed out al the:
boltom and a dedsion should be taken on whether this should be left or reinstaled for

aesthetic reasons in the longer term.

South-West Elevation

This facel is also constructed of brickwork with the bottom hall of a window with Reigale
stone jambs with a brick reveal and brick cill. The window has been blocked with madern
iron grillas and significant amounts of hard cementitious pointing has been carried out in
the pasl

The brickwork is in reasonable condition, although a little weathorod, The  hard
cementitious poinling should be removed in the longer term,

There are some large cement based repairs to at least two of the guains and these should
b rermoved. All quoins have evidence of a degree of sall action and salts and al least lwo
arc cracked but they are probably still stable. Conscrvation and repair is required but it is
not likely to collapse in the near future. The grille needs replacement urgently for anti-
pigeon prolection.

West Elevation

The west clevation Is slightly wider than its companion on Lhe south-west and it also
constructed of red brickwaork with a brick cill and there is a wider two-light window in Lhe
opening with Reigate stone jambs,

4
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It is clear that brickwaork below the window has been rebuilt at some Llime, probably as an
emergency repair. | here is evidence of heavy areas of sand and coment repair in the brick
reveals and the jamb stones and this should be removed in the longer term for conservalion
purposes.  All the jambs are weathered bul they are probably still structurally sound.
Conscrvalion and repair is thought to be the best way forward, although a small amount of
work an the brick reveals would be bonelicial and, inthe longer term, onae the hard cement
render has been removed it must be assumed that either brick repairs or rendering will have
tor bo underiaken.

| he: window is heavily sand andd cement repaired, which is causing problems. The cill is
badly weathered bul is probably structurally sound bul nol capable of being carefully
weathered with new windows, If the aim is to bring the lower back into use, an imaginalive
system of conscrvalion repair and then glazing will have lo be devised.

North-VWest Elevation

This clevalion is in 16" century brickwork bul contains an original fireplace wilh all the
surviving jamb stones and head stones wilh carefully carved spandrels. | his space cantains
a large amount of rubble,

The: owverall impression is that there have been some hard sand and comenl repairs carried
oul 1o brickwork, which need 1o comea off. The brickowork is fairly thin above the fireplace
opening and some minor repair and longer term conservation will be needed with passibly
the replacemeant of lwo or three bricks, The hard comentitious pointing is not helping.

The chimney flue survives intact full height bul it is difficult to inspect this, I appears to be
rendored internally and there is sool on il It is in remarkably good condition but some
areas of careful repointing will be required in the longer 1erm. Bricks have been robhed
out on the left side and il is suspected there might have been a small niche or alcove for
the storage of impor(ant items or for carefully heating ilems. This could be tidied up in the
longer terrn bul this is not required for siruciural reasons.

North Elevation

The north clevation s the battom part of a lwo-lighl window with surrounding briclowork
and Reigale stone jambs, The brickwork below and including window cill level was
significantly rebuilt in the 200 contury. The jambs have been heavily sand and cement
repaired, both compleiely acrass the stonework and on the cdges. 1t 1s lkely that this will
have to e remeved [or the longer term conservation of the bullding and the ability for the
building to breathe but will almost certainly reguire quite extensive longer  Lerm
conservalion, This alse extends 1o the jambs generally which have been sand and cement
pointed at high level around brickwork, which is disappointing.

Modern bars have been inzerted into the window and the cill is significantly weathored, as
are the jambs and it has a modern conarate mullion. There are occasional surviving remains
ol sockels for external ferramoenia in the jambs.  This is probably siruclurally sound from
an internal point of view bul it is difficult to see how the building could be weathored in
thie longeer Lenm.
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Morth-East Elevation

The north-cast elevation is similar o the north elevation. There are significant arcas of
replacement 20M century brickwark below window cill level, The Reigate slone jambs are
heavily weathered, sand and cement repaired and with bricks inserted and they will need
some careful conscivation i they are 1o be stabilised in the longer form and the
inappropriate malerials will need 1o be removed. At present, it all appears structurally
sound.

The cill and mullion of the two-lisht window are conarete, the jJamb slones are original bt
heavily wedlhered, From the interior, these appear to be structurally sound but it is difficull
to visualise how these would be weathered if the building was brought back into use. The
mioddern internal grilles are built into the stonework.

Fast Elevation

The east elevation is [rom the previous elovalion up ta the entrance door and is also
constructed of original brickwark, including 1he panel beneath the cill. Ii has a two-light
window with Reigate jambs on the right hand side but the left hand side has been rebuilt
in modern brickwork, probably in the 20" century. The two-lighl window is in Reipale
stone, the cenlral mullion is a concrele replacement but the remainder appears to be
original with modern bars internally.

The brickworlk is in reasonable condition, althoush ihore are areas where careful
conservation and removal of hard pointing and perhaps some piecing-in is required.
However, none of this is required in the short lerm for the structural stabilily of the building,
The jamb stones have been heavily repaircd with sand and cement and il is likely that one
will have to be replaced and all the inappropriate materials will have 1o be removed.

The jambs of the window upening are heavily weathered but they appear to be siructurally
sound. The cill is badly weathered and that might need some piecing-in if it is to remain
structurally sound lor the longer term.

FIRST SCAFFOLD LIFT

South Elevation

The south elevation is primarily original brickwork with surviving recesses for the floor
structure above, as well as a slot that was presumably for a ceiling board to go into the wall.
The opening into the garderobe has a modern concrete linlel and the opening 1o Lhe
doorway al ground floor level has a timber lintel which is likely to be a reused timboer as it
nas mortices within it. A plastic downpipe from the rool at high level passes around the
doarway, There is also an opening for a doorway inta this first floor room (rom a walkway
to the south,

Despite the lack of timbers in the pockets for the floor slruclure, there is very little evidence
of structural collapse or significanl problems. No immediately work is needed for structural
reasons but longer term issucs about presentation and acsthetics will need to be discussed.
ILis very interesting to see historic plaster surviving where the ceiling boards went in and
these are of historic importance and should nal be removed.

Theres are sotne isalated loose bricks on top of the offsel for the ceiling are loose and it
waould be beneficial to bed these ta ensure they are naol |ost.

b
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There is a great deal of disturbed brickwaork in ihe entrance from the southorn walloway at
first floor level and il is collapsing and bricks are fracturing below due 10 waler retention
and freesing. The jamb is in a similar condition and there is a large tree, possibly Flder,
growing oul the side and it is suspected that the downpipe is also leaking,

Signilicant wark is required as a matter of urgency for structural reasons in this corner o
consolidate but a longer term decision on rebuilding will have to be taken when the funding

bidd yoes in.

Ihe timber Tintel to the doorway belaw is at the point of callapse and shoold b urgently
replaced with simple concrete lintels at this slage lo give structural stabilily,

The brickwaork has been previously palch repaired, particularly around the concrete lintel.
There arc bands of weathered brickwork but these do not necd 1o be replaced for streciural
reasons at present and the presentation of the Tower in the longer term will delermine
whether they should be repaired or just left as part of the story.

South-West Elevation

This elevation is also in brickwark and conlains Lhe head of the window which is a concrete
lintel, The offset for the Noor survives at first Hoor evel but there has been signilicant
patching inwith modern briclowvork, The bottom of the opening into the first floor garderche
space is also visible rom this elevation.

The maodern building in of brickworl is hollow with a very large void behind, Itis suspecied
this will have ta be rebuilt and the void packed properly lor stroctural reasons to ensure Lhis
cornes remains stable.

The conarete fintel to the window appears to be in reasonable condition as does the
stonewtrk in the head of the window. There might alse be some surviving render, which
is of interesl. All works in the window reveal will be longer lorm conservation works rather
than structural work.

There is loose brickwerk in the robbed oul doorway into the garderobe but it is not
structural and therefore could be part of the more signilicant hid in due course.

West Elevation

This elevation is brickwork with timber lintels to the two-light window opening, There arc
major arcas of cementitious rencdor on the right hand side within the window reveals around
the: jamb stones and heavy sand and cement pointing around the jamb stones and brickwork
on the left hand reveal. Most of the brickwork above the lintel has been rebullt, probably
in the 20" century, lo give structural stability. The window heads are original.

There is a major void in Ihe wall at the junction of Lhis elevation and the souib-west
tlevation. This is presumed 1o be for a principal timber for the floor.  All the modern
hrickwaork is hollow and clearly the void behind was never properly pucked and repaired.

Concern is exprossed Lhat there is movement as the timber bressumer is moving, the left
hand side is rotten with very little bearing left.  The replacement of this lintel or providing
secondary support is regquired gs an emergency measure for structural reasons, [t would
alsor be worth removing some of the brickwork above 1o see the condition of the void
behind and to allow Tor structural packing.  1his will mean that the brickwork above will
act as a beam rather than put prossure on the timbes bressumer below,
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Significant canservation will be needed of the Reigale stone jambs and the hard
cementiticus pointing should be removed as a matter of urgency to allow them to breathee.

Iher window stonework at the window head appears to be in a stable condition but has
been hoavily sand and cement repaired and therefore does not need Lo be intorfered with

at this stage,

Morth-West Elevation

This is the elovation above the fireplace at ground floor level and the Lop of ihe brick
relioving arch can be seen. The elevation is consirucied of the original briclowork, with
madern brickwark at the scar of the former first (oo dimber structure and this goes up to
the first floar fireplace, which will ke inspecied from the level above this,

Thers arc remaing of render on this elevation but they do not appear to be of any geeal age
bt gz o The historic brickwark and discussions will need fo be held (o decide i they are
al signilicance.

The madern brickwork repairs are hollow when banged. 1t is suspected that the voids
boehind wern never properly packed and grouted bt it docs nol apgrear irom this level to
be under any particular distress, It is therefore best leil alone al present and its longer term
conservation and repair form part of a proper bid in due course.

The inspedting archilecl spent some time trying to work out the ariginal floor structure. 1L
is thought thal there were principal timbers, at least one running from the joint of the south-
wosl and wost elevation through to a coresponding joint on the olher side and possibly
another adjacent, with all the other floor joisls going in al an angle, hence the unusual
arientation of the slots for the Limber bearns, This is an exciting floor structure and if the
floor is to he reinseried, this pattern should be followed.

Marth Elevation

The lintel ahove the twolighl window has been replaced with modern concrete, all the
historic brickwork has been heavily over-pointed with sand and cement, thoere b a palch
of maodern painling where the floar would have been and floor joist holes have also been
bricked up.

The madern brickworl: sounds hollow bul there is no evidence of distress in it, so it should
be left alone at presenl. Longer term conservatian plans can be dealt with af a laior dane,

The concrete tintel above the window appears seoure. | he window heads are heavily sand
and cement repaited but are siable. The amount of sand and cetment renders and pointing
on the window reveals are unforlunale and it would be good to remaove that now to allow
the huilding 1o brealhe, The modern metal grilles are probably not causing undue damage
Loy thee window reveals at present.

Morth-East Elevation

Uhe north-sast elevatian consists of 4 twodisht window wilth limber lintels or bressumers
above surrounded by original brickworlk. The scars for the pockets for the roof structure
abave are still visible bul were bricked in in the 20" century, The window reveals are in
Reivate stane but heavily sand and cement repaired. A great deal of make-up has also boen
inscrted using a modern cementitious miaterial.
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The blackings 1o he Toor structure reveal voids behind as they were never Tully packed.
I his is ned a structural problem at present but discussions will be necded on the lenger term

propasals,

There is a bow on the timber brossumer and there is some loss of bearing on the left hand
side andd a large sand and coment repair was removed. This is probably stable and could
e propped as a temporary measure, rather than replaced al this stage. Some of the ariginal
briclovork above is loose and some work is therefore reguired as a temporary measure.

Concern is exprossed about the condition of the orfginal jambs around this window and all
the comenlilious matorial must be remaoved urgently to allow them 1o brieathe and a proper
assessmenl shauld be made an the extent of the repair necessary, cithor as an emergency
moasure of inthe longer term. This window revoal s in the worst condition.

All the heads of the twodighl window have boen heavily sand and cement repaired bul they
appear stable. Long lerm conscervation issues will need to be discussed

East Elevation

The east elevation also has a lwo-lighl window but this cantains a modern conerele
bressumer. The reveals have boen discussed separately and the window heads are all
heavily sand and comenl repaired.

Maosl of Lhe brickwark above is a modern insertion ovor the scars of the former floor, To
the right there is an expanse of original brickwork leading into the doorway at first floar
level on the south sice, with an area of rebuill briclwork from the 20" century,

This arca af 20% cenfury brickwork is in imminent danger of collapse and waler is cascading
inder the void behind from the failed roof at hish level. The surrounding surviving ariginal
brickwork is in Imminent danger of loss. Large free rools are growing through this space
and urgent weork is requircd immedialely if we are to avoid lasing significant fabwic. The
wall below has beon so saturated that it is likely that when it dries out significant faces of
bricks will also be lost and allowance should bo made for repair. :

The brickwork above the madern lintel is completely hollow. Buried wilhin the brickwork
are Llhe remaing of what is thowsght to have been the coiling boards. These are rotten but are
of hisloric interest. Packing behind the voids will bo reguired in the longer term but this is

nak needed at this stage,

The hard cemaenlilious material should be removed from the vaids to allow them Lo breathe.
Thare is signiflicant loss of surface on the jamb stones on the righd hand side of the window
dues 1o The water cascading from first floor level. Onee these dry out, significant areas are
likely to be lost in the longer ferm.

SECOND SCAFFOLD LIFT

South Elevation

The soulh clevation is in original brickwork with the remains of base coats of render the
limber hands inserted in the wall are presuemed o be far panelling but it is not known if il
veas originally rendered und Lhe panelling was provided later or the panelling removed and
ther it was rendorod,
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Lhe first flaoe opentng o the lell side of the wall has Reigale slone jambs and head and
would have led 1o the sauth and the south range of buoildings. Tao the righi is a good guality
Reigafte stone archway leading into the garderobe.

The doorway leading inte the southern range has suffered from significant water
penetration, freezedthaw action and other problems. The right hand jambs are disintegrating
toamiplilely and will nal survive mech longer, noc will the exiornal brickworl whick will
he discussed externally. This archway now needs to be braced as a matter of urgency with
centring, including the heads and the left hand jambs, to ensure it does not collapse and a
tlecision taken o see 000 can bo saved o if i needs to be replaced. Unfortunately, it is
likely thal mast of he stonewark will neod Lo be replaced bul, whatover happens, iLneeds
urgent siructural support.

The voids above the archway need to be painted and @routed fo ensure it does not collapse.

The fimber batiens in the main expanse of walling are roflen but they are not affecting the
siruciural stalility of the building and could thorefore be lelt al this slage and properly
archacologically recorded before a decision aboul their removal is laken,  The wall does
nat need any urgent repair at present.

The archway into the garderobe nas also suffered from saturation and salt action but if is
slrueturally stable at present. However, it would probably be worth putling some centring
in it to enswre it remains stable. There are voids surrounding it on all sides and it has a
timber bressumer on the other side with a void above so some immediate packing of that
wollld be needed for structural risasons.

The adjacent jambs have the remains of possible renders and they should not be removed
at this stage, Cne of the stones above is disintegrating, although is probably secure af
present, hut it should be ohserved regularly for changes.

South-West Elevation

[ his s a shierl clevalion in beickwork wilh & single lighl window wilk stane and brick jambs
and holes thal were presumably ariginally for the fixing of panelling,

The anti-bird mesh has been lost and needs to be replaced as a matler of urgency Lo provesnl
birds entering the interiar. The cill is concrete and this is not helping the saturation and
ideally this should ke removed and replaced with lime to allow the structure beneath fo
breathe. The modern brickwork befow is saturated and moving.

I hes reesl af the brickaerk is in reasanable condition and the jambs stanes, whilsl wealherod,
appeae sirdclorally sound, although discussions need to be held in the longer term about
one of them.

The stonework Fo thoe window is inreasonable condilion. s woeathered and the cill s afso
wiathoered bul there are fechniques o ensure s proservalion. This commenl does not
include the exterior.  The concrete above will be discussed on the next lift.

Vifest Elevation

This is a brickwork elevation with a two-light wincdow with Reigate stone jambs to the
reveals. The window has a modern stone mullion, original surrounding stonework that is
Neavily sand and cement repaired and a oonorele lindel ateowe,
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Stots are visible in the brickwork and these are presumed to he for bailens for fixing the
intarnal panclling. One can see the voids behind the modern trickworl in the lift below.
I here is significant weathering through thes surviving jamb stones and hard cement repairs
have not helped this position. 11 is probably stable but conservation and/or repair or
replacement will be required depending on the extent of the interpretation of the Tower in

the longer term,

The anti-hird mesh should be replaced wilth something maore secure. The hard cementilious
repairs should be removed 1o allow Lhe building to breathe.  The window appoears
structural ly sound at present bul will need tonger terim conservation,

North-Vest Elevation

This elevalion is in brickwarle with hattens that are presumed 1o be for panelling and
conlaing the most complete original fireplace with head stones with carved spandrels. There
are a nuinber of large holes drilled in these, presumably Jor the fixing of something on the
exlerior at some time, The fire back iy virloally complete, with waonderful quality brickwork
but the fire hearth has been almos! complotely robbed out.

The chimnoy flue is completely rendered and in beautiful condilion.

The immediate conservalion needs of this section of the buifding are relatively minor and
it probably should be lellalone at present. In the longer term, the replacement of the bricks
in the fire back shauld be considered and also the all il i is Lo be brought back into use,

Morth Elevation

The narth elevation follows a sirmilar pailern and there are recesses for battens for panelling
that have almaost all boen removed. The north facing two-light window has been bricked
up at some time and The reveal and jamb stones are therefore in belter condition, although
the inappropriale materials have not helped. However, overylhing appears structurally
sound al present,

This clevalion does nat need any immediate structural repairs but some conservation anrd
repair will be required in the longer form il the rocim is o be brought back into use.

Morth-East Elevation

The north-east elevalion is also in original brickwork and contains a two-light window. The
central mullion of the window has been replaced with modern sloneworlk but the rest of
the surreunding masonry is ariginal Reigate, although very heavily sand and cement
repaired with sand and cement pointing in some of the brickwork, The window cill is
concrete and there have boen palch repairs 1o the brickwork below the window. Socars also
survive for the fimber ballens on this elevation.

e inappropriate materials need to be romoved rom this window as a matter of urgency

to give it a chanoe to breathe, The surrounding stonework is probably secure at present bul
an allowance should be made for some mortar repairs. The concorete cill should be replaced
wilh a lime as a temporary measura to aliow il e breathe.

Thera are voids in the brickwark below and some urgent minor poinling lo Lighten things
upr wonld be bencficial and it can then be left alone.  Beoause he recesses of the battens
are: [airly deep on this elevation, going beyond the brickworls, it might be also prudent to
tile pack these as struciural repairs.
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East Elevation

The cast clevalion is also in original brickwork with a two-light window wilth Reigale stone
jaimibs, The window has extensive surviving original material but the contral mullion is a
modern replacement,

The ermains of the battens are rolling and il might be prudent to put some Lile packing into
Lhese recosses as an emergency ilom lo ensure the inner faces of brickwork do not becaomes
unstable. Comments aboul the satluration of the biickwork in the southern corner are
repeated here and it will sulfer once it starts to dry out and maore exlensive repairs might be
required in the longer lerm.

The anti-hird mesh has been completaly lost and bisds are entering. This necds replacement
as o malier of urgency. This applies 1o all lhe window openings on this Moor.

All the jamb stones are heavily weathered and the inappropriale materials need to be
remaved to allow the windows to breathe. The window cill is shattering and, unfortunately,
will probably necd replacement in the longer torm. This will be considered from the
outside. The internal concrete cill could be removed to allow the building 1o breathe.
Some tile packing around a couple of the jamb stones would be prudent for structural
reasons,

THIRD SCAFFOLD LIFT

South Elevation

The south clevation is in original brickwork with recesses for lost pancl ballens. There are
the remains of renders ar low level and the recess for the nexd floor structure is
approximately at eye height with pockets for the main floor joists. A modern plastic
dowapipe runs down Lhe elevation near the opening into the stair turret on the south-ast
corner.

There is a large opening into the stair turrel bul most of the detail has been previously
rabbed oul and there s a furthor opening on the right side of the elevalion into the
parderobe but the bottom hall of this has been robbed out af some lime, This second
upening has Reigate stone dressings,

The south-east comaer is in serious distress because of the extent of water penciration rom
the roof above, The hrickwork is very saluraled and is callapsing in areas and major areas
of historic labric are being losl, a5 are areas around the opening.  Urgentl emergency
stabilisation and, probably, rebuilding will unfortunately b necessary in order to save this
corner and all the brickwork below. The extensive planl growth indicates that this has been
going on for a vory long time.

I he rost of the brickwark is in reasonable condition but there are bricks, particularly around
the pockels [or the floar joists, which will need to be rebedded urgently to avoid their loss.
Bricks necd rebedding in the opening into the garderobe. The jambs are geperally in
accoptable condition bul there are major voids bebind the right hand jamb and the
brickwork an which it stands (which is technically on the south-western elevalion) is
modern and nol attached to anything and is in danger of collapse in the langer leem. That
will necd 1o be rebuilt to support the masonry above.

Also in this corner is a lovely arched niche to malke up the odd angle in the building.
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South-West Elevation

This is, essentially & blank clevation with a concrete lintel for the window below. Significant
rebuilding was undertaken in the 20" century using brickwork, presuimably in pockets and,
unfortunately, the majority of this brickwork doss not appear 1o be bonded into anything
and is boweing and has moved out, There is an urgent need for signiflicant rebuilding of this
brickwaork and packing in behind,

West Elevation

The lintel to the window below is conerete. The brickwaork above is mainly original but
modern brickwork has been inserted into the pockets for the floor structure bul
unforunately this does not bond into anylhing and Lhere are large voids behind. ANl this
brickwark i= laose and about to [all oul and will heed o be rebuilt and the pockels behind
properly packed for structural reasons.

North-West Elevation

This elevation is in ariginal brickwarl with similar battens inserled. Originally there was a
fireplace just abave head height on this scallold litt. The brickwaork below was rebuilt in
the 20" century but it is covered by a large pile of guano. The corner jambs have all been
rabbed out and Lhe slonework was removed at some poinl when the building was
abandoned bul the side jambs do not appear to be unstable al present, A small amount of
work should be allowed to ensure it is secure. When viewed from this level, the modern
brickwork appears to be secure but il is suspecled there are voids behind.

Morth Elevation

The narth elevation contains the timber lintel or bressumer above the: window below, again
constructed ol brickwork with major patching in around the scar for the floor. Above this
there are recesses for the panelling battens.

Although thi: timber bressumer or lintel is rotting slightly, it appears stable at present. Thers
are signilicant voids in the patch repaired arca of the wall abave. All the modern brickwork
is hollow and onfy serving to block (he hole, Sotme allowance should be made (or siructural
works ta ensure it remains seeure until the longer term future of the Tower is agreed.

Some packing of Lhe recesses for the lost battens should also be allowed as the brickwork
is being undermined.

North-East Elevation

This elevation is in original brickwork with repairs in the area of the former floor structure.
The lintel fo the window below is concrete. This facet is in reasonable condition and the
madern brickwork appears secure, although there are voids behind. Very little needs to be
done ta this facel in the short term but discussions will have 1o be held in the longer term
aboul the display of the walls,
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East Elevaticn

The east elevation is the band of brickwork between the window in the lift below wilh (he
concreta lintel above, and the windaw in the [ift above, The floor scar has boen completely
rebnill in madern briclovork and mast of the elevation, cerlainly belween the window and
the: corner, s completely saturated by water peneiralion frorm the roof above. The roof is
slill glistening and it has not rained for some lime. All the medern brickwork is locse and
corning oul.  Major stabilisatian is required to aveid losing further malerial including the
rernewval af The: remains of battens and supporting brickwork where baltens have been lost.

TOF LIFT

South Elevation

The south elevatian was viewed from some way across tha room due to severe concern
about the roof structure above. the soulh clovalion is in ariginal brickwork with the scars
for battens, Wall timbers at high level are (o support the roof structure, Fntrance into the
garderobe on the righl hand side is through a good quality Reigate stone window, 1he jamis
af which are unlorlunately very badly cubed and itis unlikely they will survive in the longer
termm. 1L would boworth allowing for cenfring to go into this arch 10 support itin the medium
term. The large voids above This opening will need to be pointed and grouted i il is 1o
survivie. (00 course, Lhis is not helped by the significant water ponelealion rom the roof
abiow,

Unlortunately, this efevation will nesd some packing (o stabilise brickwork where material
has been lost, particularly around the holes for the battens. Great concern is cxpressed
about to the enfrance 1o Lhe staircase on the south-east corner.

There is calasirophic water penetration from the roof above and Lhe roof sructure is
collapsing (to he discussed separalely], brickwork is collapsing and the modern condarete
lintel ta the opening is seoure bul the briclkwarl below s caoming out. Major urgent work
is reguired to avoid the collapse of this corner of the building,

South-West Elevation

This alse has a sinele light window hut this has heen blocked up, all tha jarntr stones have
been sand and coment repaired, it has a modern concrete lintet and modern brickwork at
the top of the elevation where it jains the roof structure.

Water penetration is visible around the roof in a couple of locations. The roof will be
discussed separately. The brickwork above the opening inte the garderobe is clearly under
great distress with loose brickwork and water penetration above.  Conservalion and
slahilisatinn is required to avoid the loss of material. The adjacent jamb stones are badly
iraclured and one is abviously not paing o survive, L would be worth replacing this now
with 2 tile repair as a termporary measore 1o support the surviving jamb above, removal ol
the hard cementitious repair below and a similar approach taken with that jarnb stone.

The blocking to the window clearly suffers fram some water penalralion bul some
repointing is probably all that is required at present,
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West Elevation

The two-light window has been blocked with brickwaork salvaged from the buoilding. The
jamhb stones have been sand and cement repaired and some roplaced with brickwork.
Unfortenalely, the sand and cement repairs on the right hand side have ali collapsed and
the jarnb behind is now in very poor condition. | his should now be repaired with a tile
reprair Lo sbpport the masonry above. The conorele linlel above the window is secure. The
surviving sloneworle on the window  has bean heavily sand and cement repaired,
particularly the mullion, and it is likely that this will have 1o be replaced in the longer term.
The rest of Lthe fabric is probably secure at present bl sullering from water penetration from
abave, which will be discussed as parl of Thoe rool Inspection.

Morth-YWest Elevation

This elevation has the rolicving arch for a former fireplace. The brickwork is cssentially
original with the recesses for panelling battens.  Some areas of brickwork have been lost
and this brickworl will need some careful stabilisation o avoid (he oss of further material
in the longer lenm, The top of the wall was comploxly rebuill with modern brickwork in
the 209 conlury and timbers to support the rool siruclure above,

A vouple of bricks have been lost from the head of the fireplace surround but it is probably
still stable, Whilst deing statilisation works, it would probably be worth putting cenlring
in Lo give is some stability.

The inspecting archilecl noted water coming down the chiminey flue bul was unable to see
inte the flue. An allowance should be made for some emorgency repair in this to stabilise
any loose or collapsing brickwork.

Morth Elevation

The two-light window retains much of its origingl nxasonry, although the central mullion Js
concrete, The jamb stones are all Reigate stone, heavily over srmeared wilh sand and cement
and the windeow s supparted at hizgh level by a concrete lintel onlo which are bolted timbers

for the roof strocture.

The jambs arc all heavily eroded and cubing. The hard sand and cement repairs shauld he
rermoved and il Ts likely that, unfortunately, an atlowanee will have to be made for some
cmergency tile repair insertions {o stabilise the surrounding brickwork, which is already
moving on both the left and right hand sides.

The masoney 1o 1he windows is in reasonable condition, although hoavily weathered.

Morh-East Elzvation

Thie (s alsa constructed of brickwork and there is a blacked two-light window, which has
been heavily sand and coment repaired. Surviving jamb stones are in Reigale stone but also
heavily sand and cement repaired and there is a concrete lintel above. Thore are recesses
in the brickwork, prosumably for the panelling battens,

The brickwork would benefit from some stabilisalion 1o ensure that further material is not
losl, particularly an the right hand corner where bricks are physically loose. This is necded
to ensure Jonger term survival,
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The hard material shouold be remaved from the jamb stones and an allowance made for
some file repairs Lo ensure they are secure, The lintel is secure. The window is in reasanable
condilion, although heavily sand and cemenl repaircd.

The roof above is leaking badly bul this wiil bo discussed separately.

East Elevation

Ihe east elovation contains a two-light window, heavily sand and cement repaired and with
a concrele mullien. The cill and lintel arc also concrele. Surrounding brickwork is original
and there is a madern concrate lintel above the robbed out opening into the staircasce.

Severe concern is exprossed about the imminent likelihood of collapse of the roof structure,
The inspecting archileer was warried when standing heneath il (L is only remaining in
position bocause the plywood sheeting is holding the rool rallers together and it is in
immediate danger of collapse.

Significant allowance should be made for the conservation and repair of the brickwork
around the opening inlo 1he slaircase, The sand and cement repairs should be removed
from the window jarmbs and it 1s likely that major tile repairs will be reguired around this
window due ta its continuing saluralion.

ROOF

The roaf siruciure is modern and comprises 2% x 10% or 2 x 12" softwood timbers,
asserlially running north-west to south-east, with plywood decking above and noggins
boelween that are built onte secondary timbers bolled inta the walls. Water fram the roof is
discharged via a plastic downpipe in the south-cast corner and into the base of the Tower,

There has been a calasivophic collapse of the roof structure in the soulh-cast corner and the
only reason iLis slaying in place is that the plywood shewts are holding the rafters in position.
There s waler penefration through most elevations.

The whole roal structure will have to be dismantled, all the plywood sheeting Liken off, the
joists reused where possible but new joisls inserled and a completely new timber structure
in Lhe south-east corper and the rool redesigned so it takes water away to the extorior of the
building,

Tha inspecling architect sirongly advises that nobody comes up here unless they are fully
aware of the dangers and do not stand in 1he soulth-cast corner or, ideally, under the roaf
structure,

This cornar will have Lo be structurally supported before any work is carried out ta the
interior of The Tower.

Garderabe Interior

The ground floor of The garderobe is constructed of original brickwaork wilh two dividing
walls for the iwo gardorobe pits. Some modern brickwaorlk has been inserted into one of the
robbiod oul arches, presumally to stabilise the fabric, Looking into the two far pits, which
are not easily accessed, the brickwork appears to be in reasonable condition. I is fairly
heavily eroded when you reach first floor level but it is stable at prosent.
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Thise was tkely to have been a doorway in thi west wall bul this is now a window. There
is robbed out material at low level and this probably needs Lo be reinstated for the longper
term stability of this piea: of walling. The window contains a modern steel frame with anli-
pizeon mesh and this appears stable. A great deal of material has been robbed out around
the right hand side of The window and this should be reinstated uking a tile repair (o stabilise
this corner ol the window and to ensure the longer term stability of 1he window. However,
grncrally the stricture is in reasonable condition and is slabie.

The next poinl of access to the garderobe from the scaffolding is from the second (loor. One
is ahite 4o lack down onto the dividing walls that originally separated the pits. These need
some consolidation on the top t ensure they do nol deteriorate further, The space is again
constructed of ariginal brickwork wilh lhe romains of renders surviving an a number of ihe
walls. There is a further brick Hue in one corner and this goes up to the next floors and is
likely to be an insertion. 1 still relains timber bearers, probably for the fixing of panelling.
This brickwork is in roasonable condition. The interior of the shall has some weathering
and porhaps pointing will he required in the longer term Lo slakbilise L

The next small space is accesserl throush an arch rom Lhe second flaor scaffolding. There
is an original window on the wesl clovation protected by anti-pigeon mesh. This mosh is
in poor coneition. The limber bressumer above appears stable, although thero iy crasion an
lhe stonework, Longer term consarvation will be required.  Some pluster has been lost
below this windaw,

The hlocked apening an Lhe south wall is presumed to have lead inlo the range of buildings
tor the south and there is atimber bressumer above. A greal deal of modern brickwork has
beon inserled. This blocking appears secure at preseni,

The third scaffold Fft is strilar 1o the second with the exception that the shaft in thoe corner
has been robbed oul and The lop of the wall needs consolidation if it is io romain slable.
The large void in the southert wall adjacent to this requires altention.

There is clear evidence within this space thal the floor would have gone in about 5 above
the current scaffold level and remaing of plaster survive, The walls generally arc fairly
stahle, dospite the facl thal the shatt generally is open to the top. There is loss of plaster on
the internal walls but not a ereat deal can be done about that, Bricks have been robhed oul
around the doorway leading into the main Tower and some minor work would be desirable
tor consalidate his,

The fourth scaffold lift is @ square chamber, The shaft has disappeared in one corner and
clearly did not continue fo this heighl. Vhe walls are constructed of original brickwork wilh
a small buttress-like fealure in the south-rast corner.

| iy wesl window is original but the head stones, brossumer and cills have heen robbed out
and lhe jamb stones are parting from thi wall. This window needs urgent canservation and
stabilisation if it is to remain scoure. The anti-pigeon mesh should be replaced and an
assessment undertaken ol works required in the longer term,

All the brickwork above the doorway leading inio the main tower is aboul 10 collapse and
thera is an uryenl need for the insertion of temporary linlels 1o support this material.
Consolidation and prabably tile repairs will then be reguired 1o ensure na further material

iz |ost,
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The top lift is just below the romaining wall height level, Bricks are original but the wall
head was rebuoilt in the 20% cenlury with a hard concrede lop. There was ariginally anti-
pigeon mesh acrass this space bur that has now collapsed. There are anti-pigeon wires on
the o af the wall but mast of those are now coming off. The remains of 4 lightning
protection systemuns araund this and all the parapets at high level hut there is no ovidence
of termination ar air terminals, therefore it is unlikely this is doing anylhing,

The ta of this turret needs urgent consolidation to avoid the collapse of one or two arcas,
It would be very prudent ta put a temporary roaf over this to slow down the rale of decay,
catty out the consolidation necessary and then mothball the el ready Tor propor
conservation in due course.

Spiral Staircase Interior

The wround Hoor is entored theough an original archway with Reigate stone dressings with
madern geille and doorway, The archway needs significant conservation of the stonework
if it Is to remain stable. Concern is expressed about the condition of the head stones and
some interventionist conservation will be necessary to save those but thoy mighl have (o
cease being structural, The jamb: stones are all heavily woeathered and will need some
consoliclation if they are 1o romain slakle.

There is a great deal of debris in the ground floor and the remaing of the spiral slaircase runs
up in one corner. The staircase is a brick tebe, partly rendered ad low feved, but much of
this is likely 1o be modern. There are a number of stones on the floor following a collapse
al highor level,

The ground flaor is generally fairly stable, The staircase is not conservable and can only be
left as a ruin, The doar leading 1o the cast is barricaded and not of any great quality. This
could be replaced with something more suitable in the longer term.

The limbar bressumer above the door has been affected by fire bt is in reasonable
candition, as is the stonework surrounding the doorway when viewed inlernally.

The first floor scaffald HiL allows you Lo see lhe next section of the stair tuiret. No remains
of the staircase survive, Therg is 2n opaning to the woest leading inlo whal waould have boeen
the southern range of buildings. There are some arcas of modern patch repair in hrickwork
and arcas of robhoed oul brickwork on the west where the spiral staircase would have been.
These do nat go very far in and so it was relying on the central newel as much as any
hearing off the walls. There is a blacked doorway on the south elevation.

There are a couple of movemenl cracks leading up lrom the doorway at low level with a
large fimber brossumor bul the brickwork iz in reascnable condition and nothing is
particularly unslable where the staircase has been robbed out and some minor conservation
and grouting shauld be all that is requirad to ensure it remains slable,

The second scaflold [ is virlually a repeal of the floor below, with the exception that there
is a delightiul small guatrefoil window facing north with a timber bressumer above that is
likely to be original as il bas label stops. The head of the doorway facing south is also
visible,  Alse, the hoad of the doorway Tacing west, which would have led to the southern
range, with dmber bressumers above and there is an original window facing east. The
hressumer has been robbed out recently and the scar for the slaircase survives.
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A small amount of conservation s required to the small quatrefoil window Lo ensure it
rernains slable, The bressumer is a delightful survival, The inserfion of a new brossumer in
Ihe cast facing window is essential, as is new anii-pigeon mosh.

The blocked daorway to the soulh is in reasonable condition and should be left alone.

The jarmb stones of the door opening that would have led into the southorn range are in
very poor condition and sorme replacemenl, possibly in tile, is required, The large opon
joint in the head regoires allention but The bressumers appear to be holding at present. The
rest of the brickwaork is in reasonable candition,

I he thied scaffold lift is a repeat of the stage below with one window Tacing north-east in
ariginal stonework with a timber bressumer and surviving original ferramenta. The anti-
pigeon mesh is rather ineffective. The robbed oul scar for the staircase survives, The minor
movement cracks are nal a cause for concern at present.

Sienificant concern is expressed about the brickwork around the doorway leading inlo the
upper chamber, There is Timminent danger of collapse of material both down the side jambs
and below. Also, fooking up, all the arch stones al ground (oo level have come fraom this
opening due to the water penetration above.  The concrele lintels are [osing their bearing
and there iy imminenl danger of collapse. The inspecting architnot suggests that nobody
accesses Lhis area untit temporary propping has been insericed.

The staircase continues in the same design al the fourth scaffold lift and there are quaireloil
openings to the south and north and the scar of the staircase continues up, There is 2 further
seaffold 1ift above this bul il is completely occupied by pigeons who did not disperse when
the insprcling architect frigd to shoo them out.

Close examination of the archway leading inlo the upper room shows there is significant
danger af collapse. The tfwo small gualrelfoils are in fair condition but the bressumers are
in need of ullimale replacement and that on the south has virtually disapprarcd. The scar
af the former staircase is a little deeper here and possibly somae longer lerm grouting and
consolidation is needed to try and stabilise this.

I'he: inspecting architect viewed the level above from the third scaffold Bift. There has been
a rebuild on the top of the turret and thoere is signilicant erosion of brickwork and pointing
and trees growing out of this turrel. Major removal of the trees and consolidation is neecdoed
ta ensure it remains sialde, 1L is strongly urged that a roof is put on top of this as an
Ericrpenoy measurs o slow down the rate of decay,

The blocked windeow facing north-gast appoears 1o be fairly intact and is 2 good survival,

Exteriar of Tower
SROUND LEVEL

Staircase Wall Facing Vest

This is the wall onto the spiral staircase which would have continued as part of the southorn
range, It is canstrucled of both Tudor brickwork and possibly 19™ century Kenlish ragstone
lacking with one blocked opening that would have run northwards and with the archway
1o he base of the spiral staircase. The wall continues Lo form the end wall of the adjacent
property.
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This wall is in reasanable condition and minogr conservation and repair is all thal is needed
in the longer term. The removal of ivy would be benelicial.

South Elevation

This includes the relurn inla tha enleance arca which would have been part of the southern
range. It is also constructed of Tudor briclkwork with an origingl arched opening leading
into the base of the Tower. Thore are remaing of render surviving, as well as vertical grooves
which are possibly for inlernal dooers, The exlernal quoins are Kentish ragstone and the
wall, whore itis oxlernal o the building, has a plinth course canstructed of Kentish ragstone
wilh Tudar brickwarlk in a diaper pattern abave and qguoin stones,

There is significant weathering of the stonework to the doorway into the Lower and this
will be chedked from the first floor. The large sand and cement repairs al the base will be
detrimental 1o the labric in the longer werm. This walling is holding up remarlkably well.
Fho remains of renders are inloeresling.

The large areas of sand and cernent repairs on the quoin stanes on the corner facing tho
entrance inta the Tower will need to be removed and ar leask one of the gquoins is
disinlegrating and probably needs replacement.  The one above has weathered back very
badly and replacement will be required in the longer terim.

The sand and cemeant pointing to the plinty necds 1o be removed Lo allow the plinth to
breathe. The brickwaork above is in remarkably good condition and the gueoin stones an
the: extornal cornee are in satisfactory condition.

Viest Elevation of Toilet Block

This cantinues with the plinth course at low level and diaper brickwork at high kevel but
hase coats of render survive and this indicates that it was probably inleernal al some point.
There is an original doomway opening leading inlo he garderobe and the bottom half of the
dedjacend windo Ssurvives,

The sand and comenl poinling is unlortunale and the Bocking to the doorway is modern
and not of greal histerical inferest. The plinth has been heavily sand and cement pointad
and it should be longer term aim to remaove this to allow the wall to breathe, Quoing are
weathering on the external corner but this is not too bad.

The ferramenta fo the window is modern and could be replaced with something more
suilable, The sand and cement repairs to the stonework appear stable but o longer ferm
aim should be to replace these with a mortar repair.

South-West Facet

This alse has a plinth course wilth brickwork abave and the hottom section of one of the
windows, | he window has been heavily repafred with sand and coment and this will not
be helping the friable Kentish ragstone or Reigale stone behind and will need to be replaced
in the longer torm,

The hriclewarl: is in reasonable condition and, althouph the dasping queoins an the corner
are weathering, they are reasonabhy stable at present and could be conserved. The plinth
has been heavily sand and cement pointed and, ideally, should be repointed with a more
suilable material.
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Viest Elevation

Thes wesl elevation is a continuation of that described previously and cantains a two-light
window. Similar comments apply to the hard cementitious pointing and replacement of
soine of the upper stones is likely to be required once the pointing has been removed,

The concrele mullion to the window s unfortunate, as are the sand and cement repaired
jarmbs and cill. This will need signiticant conservation in the longer term but it appears
reasanaily stable at present, certainly far the next vear or two,

Morth-West Elevaticn

This alse has a plinth course with diaper brickweork above and clasping quoins on the o
external corners. Similar commoenls apply aboul the plinth course. Brickwork has been
partly sand and cement pointed, probably following a collapse.  This s generally in
reasonable condition and oinly minar repairs will be required.

FIRET SCAFFOLD LIFT

West Elevation of Spiral Staircase

The wesl elovalion has modern brickwork al high ovel as part of the adjacent house, Tt is
assurned thal this is nol part of the inspoction. Thore is the top of the opening at ground
Fleron lewsel into the spiral staircase with the bottam section of the apening above that led
into the stafrcase. The remaining fabric is in Tuder brickwork with Kentish ragstone at low
level and the large sand and cemnent batter to protect the thickening of the wall ai low Jevel
wiollol orivinally hawe supported a floor,

Phere is significant delaminalion in the jamb stones of the upper apening and hard cement
repairs. These will need significant conservation and repair.

The adjacent quaoin stones are i a similar condition and are disinlegrating and are nol lTkely
to [ast much longer and it would he prudent to assume tile repairs are required now fo give
stabilisation,

The: brickwork al the Bbolom of e opening also needs stabilisation to prevent further loss,

The wall generally has ivy and other growth that will need o be removed to ensure il doos
not deteriorate further but the brickwork will last fwo to throe years before any significant
wiork would ba reguired. Howowver, somae repoinling would be desirable.

The head of the doorway at low level is acceptable at present.

South Elevation
This includes the same areas as the ground flaor. [he cill and jamb stanes of the opening
that led into the first floor level of the Tower has been completely robbed oul and urgen

consarvation and consolidation is required to avoid signiflicant [oss of fabric and collapse.

Lhe: doarway below this inle the Tower is stable but the brickwork is saterated by water
penetration and protection is thaught to be the best approach for the next two to three years,

21
Page 48


csinclair
Typewritten Text
Appendix B


A.2%

4,24

4.23

4.27

4.28

4.29

4.3

431

Agenda Item 5

Maoving to the lefl, there is a large scar where the loor has been removed. The brickwork
on the easl side of The gardorohe has boen over-pointed but it is stable. There is a lightning
conductar tape running down in this corner.

The brickwark in the southern facet of the garderobe is in acesptable condiion. e is a
blocked opening at this level. The quoin stones are stable, afthough sand and coment
repaired.  The sand and cement painling is unforlunale bat is minor and is probably best

left alone at this stage,

Weast Elevation of Garderocbhe

This is wirtually a complerely blank wall with The remaing of render al fow level where
perhaps a ground {loor siruciure has beon removed, The lops of the window and dooer are
wvisibalen,

There are a number af vertical cracks in the elevation but it appears stable. Some of Lhe
repointing is unfortimate but the elevation is best left alone for the next lwao 1o threo years.
The sand and cement repairs on the quoins appaar to be stabde. All hard malerial shouold be
removed in the longesr ferm.

South-West Elevation

The brickwork is in reasenabile condition and the dlasping quoins are generally slable at
present but two or three will need replacement in the longer lerm and a number of others
will necd carclul maortar repair iF thoy are o remain stable. The head of the window has
Lacreere heaneily sand and cement repaired and the stonewaork is friable where this is talling of.
Langer torm conservation will be required and it is hoped that it can be saved rather than
replaced but significant repairs will be required on the jamb stones in the longer lerm.

West Elevation

Areas of the brickwork have been heavily repointed and the clasping quains on both corners
necd conservation and repair if they are to remain stable. Unfortunately, a longer term aim
might have to be replaced one or lwa of theso.

Iher Lweeelight window s heavily sand and cement repaired and the jamb stones and the
head will need conservation and repair. There is some cubing of the stonework bul there
is prohably enough to survive but carelul conservation will be regquired.  The concrete
central mullion is unfortunale.

North-West Elevation

The brickwork is in remarkably good condition. The clasping quoins were mentionaed
previously, Saome conservation and repair will be needed to those on the righl hand side
but the weathering reduces sipnificantly as one goes round Lhis parl of the boilding. Na
immadiate conservalion is reguirod,

Morth Elevation

This matches the wesl clevation, The brickwork s generally in reasonable conditian,
althausth heavily sand and cement pointed, which is ashame and it should be a longer term
aim to remove this. The clasping quoeins on both corners are in reasonable condition bul
conservation will be required in the longer erm.
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The head, jamhbs and tracery slements of the twao-light window are hoavily sand and coment
repaired. The mullion s concrete. This window will necd soma: jonger lorm canservation
and repair. The cill is eroded bul probably stable.  Any new glazing should be carefully
considered. The madern sieel gritles should be replaced with o more suitable material,

The inspecting architect looked at the wall below through the gaps in the boarding. The
plinth course is sand and cement and significant repointing will boe roguiroed.

Morth-East Elevation

Ihis is a mireer imagn of its companian facing north. The brickwork has been sand and
cement pointed but is in reasonable condition. The clasping quaoins on the lelr hand side
are signiticantly weathered and will need some conservation and repair.

The two-light window is heavily sand and cement repaiced on the upper areas and the
jambs and the conerele mullion will need longer term conservation and repair hut appears
stable Tor 1the shorl lerm. Isolated jamb stones have weathered back significantly and a
decision will have to be taken an whether they are replaced or heavily mortar repaired.

East Elevation

This is similar 1o the newih-cast elevation. Brickwork is generally holding up remarkably
woll, afthough lhere has been some sand and cement pointing. It is heavily affected by
walcr penetration from the failed raof above and this reinforces the need for the rool 1o b
tackled.

The two-light window has boen heavily sand and cement repaired and has a concrete
mullion. The mullion is spalling and will need to be replaced. The jamb stones on the left
hand side are heavily affected by water penetration from above and, again, this urgently
reinforces the need for the roof to be tackled. The cill also requires repair. The hard cement
pointing on the plinth course, and all other plinth courses on the Tower, should be
rernoverd . The erillas arealse inappropriale.

Stair Turrat

The stair turret is part oclagonal in original brickwork with clasping quains an the two
extarnal cornors, Thore s a doorway at ground floor level. The Tower sits on a plinth
caurse, the lop of which could be viewed from the scaffolding,

The hard cement pointing should be removed from the plinth course in the longer erm and
repairs carried out to the uppor plinth stone. The clasping quoins will need some langer
torm conservation and repair but they appear fairly stable at present,

The hrickwork has not been heavily sand and cement over-poainting and somc uck poinling
survives, This is generally not suffering too badly but the brickwork is saluraled where the
rixof las failed and this reinforoes the need for repair,

SECOND FLOOR

West Elevation of Stair Turret

This sololy covers the slair wrret and not the adjacent house. It is constructed of Tudor
brickwaork with a Kentish ragstone arched opening into the turret and quoin stones on the
external corner.
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| her quoin slones are in extremely poar condition and theie is a void going back inlo [he
adjacent house. These quoins will not last very muoch longer and they should initially be
replaced with a tile repair and a longer lerm view laken. The adjacent sand and cement
repairs should also be removed.

Mhe opening inle the stair turret fs heavily sand and cement repaired, the jamb stones are
cubing and falling apart. A decision will have 4o be laken in the longer term an whether
all the stoneworl has to be replaced or il it can be supported in another way, Repairs will
be raquired fo slabilise the remainder to avoid further [oss.

South Elevation

Lhe south elovation covers the entrance inta the Tower and the south and cast lacets of the
wardorobe,

The doorway has been almost comptelely robbed oul and only the inner arch and its jamb
stones suUrvive with timboer Brossumoers above,

Ihe bressumces are starting to rat and the material they are silling onis moving.
Caonsolidation is required as a mallor of urgency lo avoid the loss of this fabric.

Tho doorway benind will also need the replacement of its jamb stones if it is poing o survive
insilu. It would be best to include centring as a femporary measure 10 cnsure it remains
stable.

The major tree shouald bo removed lram the cill below and consolidation carried out to Ty
and slow down the doecay.

The two adjacent elevations are in reasanable condition. the rermaing of internal render is
evident and there is a lightning conductor lape. Nolhing noeds to be done to these.

There s ovidence of a blocked opening in the southern facet of the garderobie. This
elevation is holding up remarkably well. Some minor longer term conservalion will be
required to the gquoein stlones on the external corner but replacement is not required al
jresenl.

West Elevation of Garderobe

The brickwork is in satisfactory condition bul unfonunalely parls have been sand and
cement pointed. The small Kenlish ragslone window is heavily sand and cement repaired,
the jamb stones are failing and it is unlikely they can be saved. The cill is also in poor
condilion, A small amount of work now will give stability, along with conlring, and Lthe
anli-pigeon mesh needs ta be replaced.  Major conservation will be reguired in the longer
term.

South-West Elevation

The briclkwork in this elevation and the clasping quoins on the corner are in reasonable
condition. The single light window is heavily sand and cement repaired and it will necd
major conservalion and repair in the longer term. The jamb stones, whilst delaminaling
and [riable, are probahly salvageable for weathering purposes bul the window necds new
anti-pigecn mesh as a matter of urgency.
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The brickwork has been partly over pointed in sand and coment and it would be desirable
far this 1o be remaoved,

Weast Elevation

The west elovalion is in brickwork and the sand and cemenl pointing is unfartunale.
However, it Is genorally in reasonable condition. The clasping quoins on the two extarnal
corners will nerd some longer term conservation and repair and removal of hard coment
repairs but are holding up reasonably well.

I'he central mullion has been replaced with modern sandstone. Tha jamb stones and cill
are heavily sand and cemont repaired o weathered but they are probably salvageable in
the langer term if careful conservation is undertaken and new windows insorted 1o vy and
shed waler off. The anti-pigean mosh needs to be replaced.

North-West Elevation

This is also in brickwork with clasping quoins on the two external corners. This is generally
in reasanable condilion, although the hard ciment pointing is unforlunate as are the sand
and cement repairs o the quoins, These are longer term conservation neods.

North Elevation

This is a mirror fmage of the west elevation, with the exception Lhal the window is blacked
and retains all its original masonry, including some small pins that are possibly for external
shullers. The stonework could be conserved and consolidated for its longer lorm profedtion,
certainly before the shuter pins are lost.

The brickwork in the blocking is in rcasonable condition bul peneral brickwork has
unfortunately been heavily sand and cement puinied and needs to be removed. The guoins
on both external carners are in reasonable condilion and their conservation in the longer
tern is all that is required.

Narth-East Elevation

This matches that previously desaribed but the window is open, The central mullion has
heen replaced with sandstone, the window has been heavily sand and cement repaired and
is heavily weathored,

1 should be a longer lerm airm to decide if this is replaced or mortar repaired 1o allow a new
window to be inserted. The anti-pigeon mesh should be completely replaced.

The brickwark has been heavily sand and corment repointed, which is unfortunate and this
should be removed. The: quoins on the two extornal corners are generally in reasonable
condition but there are a couple that are likely lo neced replacement in the longer term,

East Elevation

I his matches the elevation at ground level and the boltom section of the window is visible.
The window cill is in poor condition, 4s are the jambs which are heavily sand and coement
repaired and badly affected by waler penetration from above. The central multion s
sandstone,  This window will need longer Lorm conservation and repair and new anti-
pigeon mesh.
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The sand and cement pointing in the brickwork should be removed. The brickwork is also
affected by the water entering through the lailed rool and 1his again reinforces the need for
the rocl Fo be repaired.

Stair Turret

The three facols of the stair trret match those ot ground floor level with the exception thai
there is a beaufilul small quatreloil facing norih and a lovely surviving window facing east.
The sast facing window retains muoch of its detail and it could be caretully consolidated and
repaired, possibly prolected and will remain insitu,

The hrickwork generally and the clasping queins are in remarkable condition and no major
COnNCerns ale EXFJrESS'E‘-d.

The small quatrefoil is a delighiful survival and i could be caredully conserved.
THIRD SCAFFOLD LIFT

Staircase South and West Elevations

The south elevatian is above the raof of the adjacent property. It is in brickwork and has a
string course above roof level, Quaoins are Kenlish ragslono and the scar can be seen for
the roof that would have been parl of the southern range. There is a lead back gutter
batwesn this masonry and Lthe roof but this is presumed to be in the ownership of the
adjoining proporly and is full of grass,

Although partly sand and cement pointed, the brickwork s holding up remarkably well.
| lowever, some allowance should be made Tor some conservation and repair work to give
it stability. The work would be Tairly mindmal al this stage to include some grouting of
crachks and remaoval of plant growth. The quoins are in reasonalle condition,

South Elevation

This clevalion conlains lhe enlrance into the Tower, as well as the south and east elevations
af the garderobe wiich are all in brickwark, There are visible scars for the southorn wing
and emhbedded leadwaork in the adjacent brickwork on both sides showing the position of
the parapet gutters,  All walls have been heavily sand and coment repaired and there are
surviving bise coats of render.

The slring course seen on the furret appears on the southern facet of the garderobe and
there is a definite scar from the roof line of an adjacent building.

The wall aver the colrance inla the Tower is hoavily affected by water penetration from
abowe: and This again reinforces the need for the roof to be tackled. Vegetation growth
should also be removed and some repainting carvied out.

The rest of the facets are in reasonable condition. There is some weathering on the string
course and canservation wauld be desirable in the longer ferm bl i1 stll has some lile left
in it. The scar indicating the removal of the roofs could be lefl but it should be carefully
pointed to ansure waler docs nol enler, Removal of the hard pointing would be essential
Iy allow everylhing 1o breathe and repointing in a good quality mix to ensure stability of
the brickwork.
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West Elevation of Garderobhe

Ihis is essentially a continuation of the south elevation with the string course.  The hard
cemenlilious pointing on the brickwork is unforiunate but, although there has boen some
replacement of the dressed stonework, isolaled slenes in the string course will need
replacement in the tonger ferm to ensure stabilisation and removal of the hard pointing will
always be bencficial. Howaowver, this elevation s holding up remarkably well,

South-West Eievation

This s really a continuation of the previous elevation with the head of a window al [ow
level. Significant parls of the string course have been weathered back to the line of the
brickwaork and a decizion should be taken regarding their replacement for weathering
purposes o a sand and cement and lead cap provided. The brickwork has been fairly
heavily sand and cement over painled amd this will need to be removed Lo allow everything
ler breathe but it s holding up remarkably well.

The head of the window will need some repair but can prabably be kept if a lead weathering
is inserted to shed waler away.

West Elevation

This Is essentially & continuation of that previously desoribed, with the head of a two-light
window in the loseer seclion. The brickwork has been heavily over pointed in the past and
much of this is coming oul. The clasping quoins on the two external corners will require
longer term conservation and repair bul nothing is thought to require replacernent at
prosenl. Two o three of these might require replacement in the longer term, perhaps when
the majar works are undertaken.

The hard pointing should be removed and repointing carried oul. The string course is
mainly modern and in good condition.

The head of the two-light window will require significant conservation and repair if il is to
survive, Tollowed by discussions on ways lo provide weathering.

North-West Elevation

This is a continuaiion of previous elevations and has a siring course, All the briclowork has
been heavily sand and cement pointed and this needs to be removed. Quoin stones are
weathered but not disintegraling and could therefore be retained for a poriod of fime. The
slring course is a replacement,

Narth Elevation

The north clevation is a mirror image of the west elevation bul the window has been
hlocked at low level. There are the remains of some decoralive detail within the string
course. The brickwork has been sand and cement pointed and this should be removed.
The quain stones on the cornors are weathered but in reasonable condition and
conservation is prabably all that is requirad.

The twolighl window is in very good condilion and conservation is the best way forward
tor retain this and possibly provido leadwerk protection.
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Morth-East Elevation

This is a mirror image of that previously desaibedl. The window is open, All the brickwork
Fas baen haavily sand and coment repointed and this should be removed, The quaoin stones
arcwealhoered bul in reasonabile condilion. The sieing course s in acoeplable condition,

The central parts of the window fracery have been replaced with modern sandstone but
much of the detail in the head soevives, Carelul consorvation will be required in the longer
lesrm,

East Elevation

Thiz elevation matches those below and contains the siring course and the head of the two-
light window. All the brickwark has been sand and cement pointed and this needs to be
removed., There is a great deal of plant growth in the string course and there are frachures
caused by the saturation of the brickwork from the failed roof. Thero is evidenoe thal there
weas sorme delail al the bead of the window bul that bas nose been losL and this reinforces
the: necd lor the roal o be lackled.

The window is in reasonable condition but conservation is required, the hard repairs taken
out and more appeopriale repairs inscrled inthe longer term, New anti-pigeon mesh should
alsor be provided.

Stair Turret

The three facets are similar to those described previously and there is a string course and a
good quality window surviving in the north-gastern faced of the staircase and clasping
guainsg as priviously doscribod, There is a surviving gargoyle on the south-gastern corner
ol the string course with & further lacet facing south-cast. The gargovle is a beautiful little
survival,  The brickwork has heen heavily sand and cement pointed and should be
repainted in the correct materials. All the quoin stones are showing weathering but none
have yet reached the point of collapse. Much of the siring course is a 200 conlury
replacement.

There has been modern replacomoent around  the window bol il more appropriate
risplacemoent is underlaken This window could be conservod and kept for the longer ternt.
[t retaing ils original ferramenta, which is nice to see. Anti-pigeon mesh should be inserted.

FOURTH SCAFFOLD LIFT

Stair Turret

It is passible to walk around the entire outside of the stair turret. This is part oolagonal wilh
facets {facing north, north-cast, casl, south-cast, south and west and is constructed of Tuder
brickwork wilh clasping quoing at all the junctions. There are delightiul little quatrefoil
windows in the south and north elevations and the bottom part of a larzer window on the
narth-cast clevalion, the op of which will be viewed lrom the next scaffeld lift. All
brickwork has been heavily sand and cement pointed.

The guoins on the north alevation are parting from the brickworle This is due 1o the waler
penatration from above and poinling, groufing and possibly some pinning, will be required.
The hard pointing shauld be removed Trom the north-east elevation and a small amount of
wark is required around the window at high level to give some consolidation.
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The quoin stones on the other facels are all weathered but are slable. The hard pointing
should be removed from all the olther facets, as well as a fairly substantial tree on the soulh
clevation.

The hard poinling should be removed from the lop of the buftress on the soulh-west corner,
which will allowe it to breathe, The plant prowth should also be removed,

All the brickseork an these facets is suffering [rom water penetration from the open turret at
high level and also from the roof.

South Elevation

The south elevation are the walls of the entrance into the Towor and the east and south
walls of the garderobe. These are in brickwork and have been heavily over pointed in the
prasl, prohably with a sand und coment based material. Much of the pointing is coming out
due to the water penciration from high level. There is also a substantial ree. 1he quoins are
in reasonable condilion, although they are weathered and some conservation would be
cdesirable.

The hard pointing should be remaved from the south and cast (acets of the garderobi: bul
these are nol suflfering as badly as the first elevation.

South Elevation of Garderche

This is also in brickwork, heavily over pointed in the past and with a good quality single
lighl window that is heavily sand and cement repaired. | he sand and cement repairs should
be removed as it is causing the stonework to delaminate and split. The il is in poor
condition. This window should be weathered 10 Iry and slow down the ralv of decay. The
slight movement aack above the window is likely to be due to waler penetration from
abowve,

The elevation would benelit from the removal of the hard pointing to allow it 1o breathe,
and for some consolidation of the window o ensure no further fabric is lost in the

immediate future.

South-YWest Elevation

Rrickwork is hoavily sand and cement pointed. The blocked has also been completely sand
and cernent repaired and it is likely thal all the material inside is in poor condition. This
should be removed and mortar repairs carried out to weather il The quoin stones are in
reasonable condition and it is the hard pointing and saluration that are causing the damage.

Woest Elevation

The west clevation has a blocked two-light window that has been heavily sand and cement
repaircd and with a heavily sand and coment repaired conareie central mullion. All the
surrounding brickwork is sand and cernent pointed and the clasping quoins also exhibil
sardd and cement repairs.

All the hard pointing and repairs should be removed and careful conservation undertaken
to ensure no lurther material is lost. The gueins are all weathered buot are thought to be
structurally sound.  Careful conscrvalion will be required around them to ensure they do
nol weather back further and cause destahilisation of the brickwork.
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North-West Elevation

This ¢levation requires the remaoval of all the hard pointing. It s saturated from the roof
above, Work is required araund the quoin stones 1o give weathering to slow down the pate
of decay. [tis likely that once this elevation can breathe, some of the bricks will disintegrate.
There is movemen! around some of the quoins and water is getting in behind the quoins ar
high [evel and this will need to be tackled 1o prevent further [oss.

Morth Elevation

Adl the brickwork has been heavily sand anil coment pointed, This should be removed to
allow the brickwork o breathe, Quoin stones an the corners are heavily weathered andd
work is reguired to ensure water docs nol get tn and around them and also to protect the
bariclowerle,

Tae jambs and cills of the bwo-light window are heavily weathered and it has a concrete
mullion. Urgent work is reguired on the jambs and dill to prevent further loss and further
consideration will have to be given to how much lurther consolidation or replacement is
needed to conscrve Lhis fabric.

MNorth-East Elevation

All this brickwork has also been heavily sand and cement repointed and this needs to be
removed, The blocked window has alse been heavily sand and cemenl repaired and has
concrete mullions, This window needs urgent conservation 1o avold the loss of more
significant material. The quoin slones also need conservalion Lo try and slow down Ihe rate
of decay.  The window dll needs urgent repair as waler can now enter the brickwork
below,

East Elevation

The hard painting in all the brickwork needs replacing with more appropriate material. |1 s
complolely saturated as a result of the falled roof at high lovel, The two-light window has
been heavily sand and cement repaired and the jamb stones on bolh sides and the cill are
in danguer of loss, Urgent consolidalion work is requircd 1o hold this in position.  The
brickwork below the window is saturated and material is about to be lost. There is also a
great deal of plant growth. The central mullion is concrete and the stool on which it sits is
croding and work is required o ensure it remains slable.

TOP SCAFFOLD LIFT

The top scaffold il allows a view of the lop of the Tower walls on all elevations, the
garderobe and the stair turret,  As a pencral rule, all wals have been heavily sand and
cement over pointed, the tops of the walls are modern brickwork with what appears 10 be
a dpc and concrete weathering. The tops of the walls are protected by a lightning conductor
lape system and anli-pigeon wires. The lighining conductor tape docs nol appear to he
allached o anvthing.

Cenerally, all the: hard pointing needs to be remaved from all of the walls as a matter of
urgendy to ensure the walls can breathe, and repointing carricd oul in a more appropriale
material. 11 would be prudent 1o loolk at protecting the 1ops of the walls with projecling
sloneswork and roof to fry and slow down the rate of waler penetration.
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Major Irees are growing out of the lop of the stair turret and there are verlical cracks in a
nurnber of the elevations, which need 1o be pointed and grouted. The brickwork on the top
is lifting where the frees are growing and we are in danger of losing sections of the lop
hrickwork if nothing is done in the immediate future.

The stair turrel window facing north-east needs some careful conservation and prolection
toy avoid (he loss of the jambs and there s also movemnent around The quoins in this area,
sa pointing and srouling is also required.

The easl facing window has a conerete head and heavily sand and cement repaired tracery
and jambs. This appears to be stable al present but some of the high level quoins on the
lurret have been replaced with concrete,

The window head on the norlh-cast facet is heavily sand and coment repaired but it appears
stable. This is also Irue of the window head facing north but some of these details are
coming off and Lherefore conservation and repair is required.

A number of the surviving quoins will need conservation and puinting around them to shed
water off. It is clear that generally water sheds off the top of the walls and saturates the
material below causing signilicant issues.

Ihe west facing window has sullered major concrete replacements but it appeais to e
stable,

Some small voids are appearing in the trickwork on the top of the garderobe and this will
need pointing and also same deep grouting.

ROOF

I'he roof of the main Towoer appears to be felt over a plywood deck with felt flashing going
under the modern brickwork. This roof has completely collapsed in the south-wes! corner
and needs urgenl replacement to avoid putling the entire Tower at risk,

It would be prudent to look at improving the detail to include covering the cap to try and
weather the |ower as a temporary measure lo Iry and slow down the rale of decay whilst
ity future ie being discussed, 1t would also be prudent to put roofs over the tops of the torret
and the garderobe ta reduce the rale of water penetration and decay in these areas.

All this work needs 10 be done as a matter of preal urgency to avoid the loss of (urther
rraterial.

Gatehouse Fragment Exterior

The surviving fragment of the central Gatehouse consists of the ground floor of the Western
Tower. This has a tiled roof with a4 hipgx:d end facing north towards the Parish Church. The
hips are finished with bonnet hips. Roof slopes are covered in plain tiles. The western slope
is infersiccied by the roof of the adjacent housing and the gable facing onlo the rear field is
finished with a painted tile crease, timber rafter under and he romains of the rear Stair
Lurrel which has a small hipped tled roof with hip tiles on the corners,
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I he roof slopes generally discharge to plastic gullering and occasional downpipes wilh the
rcar turret roof discharging to fresh air. Eaves are formed by the ends of rafters.

The rear Stair Turrel rool requires all the hip tiles to be re-bedded and a number of tiles
replaced. The gabled ond of the principal building requires a small amount of work on the
timber raflors. Anti-pigeon generally need to be reinslaled ai caves level,

There are missing and broken tiles an most of the roof slopes and these will need to be
replaced fo cnsure the roof remains watertight. The hip iiles on the principal elevation
facing norlh are in fair condition, The guttering, allhough slightly inadequate in size, does
appear to he taking the water. It 15 a mixlure of plastic and cast iron and 11 s therelore
proposed that it should be overhauled and repaired. Downpipes are @ mixlure of plastic
and aluminium. These discharge their water anta the ground, One of The aluminium pipes
should be extendead so that the water does actually reach the ground.

When viewed rom ground level there is no strongt indication that the eaves are in poor
comdilion, however a small repair allowance should be made.

Walls

The remaining lragment of the stair tower is constructed on a Kentish ragstane plinth with
4 cant slone on top. The walls are in fair faced brickwork with quoins in Kentish ragstone,
Windmw dressings are also in Kentish rapstone.

Starting with the woestorn clovalion, that is onto the adjoining garden, only small areas are
visible above the rood of the adjoining property. Theres is a suggestion of roof spread but
there is no indication, when viewed from an oblique angle, that it is in poor condition.
| here are a numiber of loose bricks on the 1op of the wall and the wall plate is nol as well
supprorted as it should be. Therefore il is proposed 1o reinstate the top of the wall head to
support the brickwork. An allowance should alsa be made for additional work once access
has been gained.

I he: next facet, that facing narth-west, has a blocked single light window in it. All the hood
mouldings have bren partly pared back, The quoins are showing some disiress and minar
pointing and minar movement at the top of the one of the selts of guoins needs to be tackled,
a8 well as conservation on the romaining fragments of the window and some pointing in
the plinth, Cenerally speaking howoever it appears sound. In addition, one plinth stone wil|
need to be replacad.

The next facy, Lhat facing north, has a principal lwo-light window in it with the remains of
a furlher window above, All dressings are in Kentish ragstone with the remains of diaper
work in the brickwork,

The main window cenoal mullion is heavily fraciured and is on the point of failure, It is
unforlunate but it will need to be replaced. The rest of the stonework can prabably be
carcfully conserved and mortar repaired and the hood moulding partly repaired, and
passibly lead inserted to protect he siructure below. The rest of the brickwoark is in good
condition. One or two of the clasping quoins will need some conservation (o slow down
the rate af decay and minor pointing in the plinth.

The facet facing north-castmatches that facing northawes! with the addition that the blocked
window has o couple of interesting light litings and ventilators, and the main clectrical

cahle going up through il This clevation is reasonably well sheltercd and therelore, apart
from some very minor work, Is probably best just left atona.
32
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The Gatehouse passase is essentially a hlank wall with the return of the pari-oclagonal turret
an Ihe north end with some nice diaper work surviving. In his clevation is an original
arched doorway which would have led inte the Guardhouse. Adjacent is a modern opening
with a timber door and modarn brickwork above and probably a 79" century window has
been inserted further along the clovalion, close 1o where a scar exists for a former opoening.

Starting at the octagonal end to the norlh, [his is in good condition. Moving alang, the
brickwork ahove the modern door is bulging and moving out. This will need rebuilding and
careful repair anel is almost corlainly nol helped by the roof slightly spreading, The rest of
the wall is probably best just left alone. Some bricks are weathoring back bul have not
reachod Lhe slage where they should be interfered with. Towards the rear of the elevatian
ari: the remains of the inner arch with the hase sione still surviving. The scar should be
carcfully conserved and pointed up, the ivy removed and the remaining hase stones
carefully re-set and plant srowth remoeved so thal this feature is not lost,

The rear Stair Turrel fragmenl again is part octagonal in form, on a stone plinth with a
delightful door facing soulh-cast. There is some diaper work in the brickwork al high level
and all the quoins are in Kentish ragstone.

The vy and plant growth should be removed from this structure. Some very careful
conscrvalion and repair should be undertaken to the doorway Lo slow down the rate of
decay, This doorway can just about be saved bul il will need very careful work to slow
down the continuing disintagration.

Itis noted that an the doorway there will come a point when some of theso slones will have
tey bae reyplacnd,

There is 2 requirement for minor painting an the plinth course,

The gabled end of the clevation contains o two-light window with the head removed and a
timbwer brossumer. The gable is in modern brickwork. Balow this the gable is the original
briclkwork with a delightful windaw below the tworlight window and it all sits on a plinth

CLrGe,

The contral mullion to the window is in vory poor condition, as indeed are the jambs.
Significant mortar repair andfor replacement will be required. Conservation of the quoins
and other dressings will be necessary, as will repointing of the plinth,
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Recommendations

Immediate Conservation and Repair Needs

h.1.1
6.1.2

6.1.3

614

G,

G.1.
i

o0 oan

6.1.11

61,12

6.1.13
6.1.14

[nteriar ground fioor repairs (3.7, 3,10, 30150,

[nteriar first soaffold Ll repairs (3,31, 3,32, 3,33, 3.34, 3.537, 347, 3.42,
3.43, 3.51, 3.4, 3.55, 3.59, 3.60, 3.61).

Interiar second scaffold Ll repairs (3,64, 3,65, 3.67, 3.70, 3.75, 3.82, 3.83,
3.85, 3.86, 3.87).

Interior third scaffold il repairs (3.90, 3.91, 3.93, 3.94, 3.97, 3.98, 3,100,
3701, 3.902, 3,103, 3.105, 3.106, 3.707, 3.109, 3.110, 3.112, 3.115, 3.1186,
3179, 3120,

Kool inleriar {3.122, 3.123).

Garderabe interior (3127, 3.128, 3.129, 3,131, 3,132, 3.134, 3.135, 3.137).
Spiral staircase interior {3,138, 3.143, 3.145, 3,147, 3,148, 3,149, 3151,
3B

Fxteriar ground [laor repair {4.5).

Futerior firsl scalfold |ift (4.16, 417, 4018, 4.19, 4.21, 4.22, 4,24, 4.37).
txlerior scoond scaffold 1ift (4,42, 4.43, 4.46, 4.47, 4.48, 4,57, 1,52, 4.55,
4.60, 4.61, 4.62, 4.63).

Exterior Lhird scaffold lift (4.68, 471, 4.74, 475, 4.78, 4.79, 482, 4.84,
AHS5, 4.06, 4.07).

Exlerior faurth scaffald 1ift (4.89, 4.90, 4.91, 4.93, 4.94, 41,95, 4.96, 4.497,
4,99, 4100, 11071, 4,102, 4.103, 4.104}

Cxcterior top scailold 1ifL {4,106, 4.107, 4708, 47111, 4.113).

Roof (4.114, 4.115, 4.116).

long Term Conservation and Repair Needs

6.2
6.2.2
6.2.3
.44
0.2.5
626
STy
6.2.8
.29

6240
6.2.11

Ground floor intoriar repairs (3.8, 3.9, 3,11, 3,12, .14, 3.15, 3.7, 3.15,
320 3.2 322,3.23, 3.24, 3.27, 3.28).

First scaliold [l interior repairs (3,30, 3.38, 3.39, 5.43, 244, 2,47, 3.50,
350353 3: 55 3ibh, Bh T

Tnterior sceond lilt repairs (3.66, 3.68, 3.71, 3.72, 3.74, 3.78, 2.80, 3 .87}
Interior third scaffold lift repairs {(3.95, 3.99, 3.101, 3,107}

Garderohe interior (3,127, 30128, 3.129).

Spiral staircase inferior (3.1400.

Crterior ground loor ropair (4.2, 4.4, 4.5, 1.8, 4.9, 410, 411, 4.12, 4,13,
414, 433, 4.37).

Exierior firsL floor scaffald lift {(1.24, 4.26, 4.27, 4.28, 4.29, 4.30, 431, 4.32,
4,35, 4.37, 4,39,

Exteriar second scaffold 1ifl (4.43, 4.50, 4,51, 4.52, 4.53, 4.54, 4.55, 4.56,
457, 4,538, 460, 4.62, 4.64).

Fxterior third scalfold 10t (4.72, 4.73, 474, 4.76, 4.77, 4.80, 4.1, 4.83).
Exlorior top scaffold lift (41,1100

Catehouste Immandiate Conservation and Repair Noeds

6.3
6.3.2

Roof repairs 5.3, 5.4)
Muasanry ropairs (3.7, 5,10, 3,13, 515, 2.19)
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Cialchouse Long Term Conservation and Repair Needs

6.4, ] Rainmwater pexds [5.4)

6.4.7 Masonry repairs (5.8, 5.10, 5.16)
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PROPERTY INVESTMENT STRATEGY

Cabinet - 16 July 2015

Report of Chief Finance Officer
Status: For Decision
Also considered by: Council - 21 July 2015

Key Decision: No

Executive Summary:

The Property Investment Strategy was approved by Council on 22 July 2014 to support
the aim of the council becoming more financially self-sufficient as Government Support
continues to reduce.

The initial acquisitions have been successful in taking the council some way towards this
aim. This report requests additional funding to enable further acquisitions to help ensure
that the council remains in a financially sustainable position going forwards.

Portfolio Holders Cllr. Fleming, Cllr Searles

Contact Officer(s) Adrian Rowbotham Ext. 7153

Mark Bradbury Ext. 7099

Recommendation to Cabinet:

(a) Cabinet recommends to Council to agree to set aside a further £10m for the Property
Investment Strategy from borrowing.

(b) Cabinet recommends Council to approve the Amendment to the Treasury
Management Strategy 2015/16.

Recommendation to Council:

(a) That Council agrees to set aside a further £10m for the Property Investment Strategy
from borrowing.

(b) That the Amendment to the Treasury Management Strategy 2015/16 be approved.

Introduction and Background

1 In recent years Sevenoaks District Council has been faced with ongoing reductions
in Government Support. This has led to a number of decisions that have been
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taken through the 10 year budget process to try and ensure that the council
remains in a financially sustainable position going forwards.

This position has been increasingly difficult to achieve due to the ongoing nature
of budget reductions, compounded by continued low interest rates resulting in
returns on treasury investments of between 0.5% and 1%. The Government’s early
comments suggest that at least for the next 2-3 years, Local Government is likely
to face severe Government Support reductions in order to meet the requirement to
reduce the national deficit.

The council has sought to address this position by regularly reviewing assumptions
within the 10-year budget and by proposing appropriate reductions in service
expenditure where achievable.

On 7 November 2013, Cabinet approved the Corporate Plan which sets out key
focus areas for the organisation including the need to become more financially
self-sufficient. The agreed plan articulates an approach of investing in assets that
will generate revenue income to allow less reliance on diminishing Government
Support. It goes on to state that this could be done either through the review of
use of reserves or through borrowing at low interest rates.

On 22 July 2014, Council agreed the Property Investment Strategy set out in
Appendix A.

Progress to Date

6 The following three acquisitions have been made to date:
. Swanley Working Mens Club
° Suffolk House, Sevenoaks - freehold office building
° 73 - 75 High Street, Swanley - petrol filling station

7 Options for the development of Swanley Working Mens Club are ongoing and the
other two premises are producing income yields in excess of 6%.

Funding

8 On 22 July 2014, Council agreed to set aside up to £5m from a review of reserves
for the purpose of the proposals outlined in the Property Investment Strategy. On
17 February 2015, Council agreed that a further £3m be allocated to the Property
Investment Strategy from the Capital Receipts Reserve.

9 Having made the initial acquisitions following the implementation of the strategy,

which have used the £8m agreed to date, relevant Portfolio Holders are of the
view that there is a clear requirement to push ahead so that the council can
become more self-sufficient. Therefore it would be beneficial to set aside a further
£10m for this purpose which can be funded from borrowing. It is likely that further
capital receipts will be received from the sale of assets and when this arises, the
options for their use will be analysed to ensure they are used in the most
beneficial way.
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10 Other initiatives are currently being investigated, and further funding through
borrowing may be requested once these have progressed to a suitable stage.

11 Members are assured that any property acquisitions will be supported by a
thorough business case and approved by the Policy and Performance Portfolio
Holder in consultation with the Finance Portfolio Holder.

12 Based on our experience from the acquisitions to date, the current strength of the
property market across the district and the type and lot size of opportunities
expected to come to the market over the next few months it is considered that a
budget of £10 million will enable the Council to bid effectively for opportunities
that meet the criteria set out in the Property Investment Strategy, ensure a
balanced portfolio and make a significant contribution to the council’s income.

13 If borrowing to purchase an asset, the overall yield on the acquisition will reduce
due to interest charges and the repayment of the loan. These details will be
included in the business case to give assurance that the purchase still gives
financial benefits to the Council. As a guide to current rates, the Public Works
Loans Board (PWLB) is offering a 25 year annuity loan at 3.34%. Borrowing at this
rate would result in a lower net yield than suggested in the strategy but would still
produce significant benefits for our communities.

Treasury Management Strategy

14 Council approved the Treasury Management Strategy for 2015/16 on 17 February
2015 which included a borrowing limit of £5m. If Council approve the additional
funding requested above, the borrowing limit will need to increase accordingly.

15 Appendix B contains an amendment to the Treasury Management Strategy for
2015/16 to increase the borrowing limit to £10m.

Key Implications
Financial

As previously stated in this report, the proposals outlined are suggested in order to
contribute to the aim of the council becoming more financially self-sufficient as
articulated in the approved Corporate Plan.

The council has been debt free for many years so borrowing to finance acquisitions will be
a significant change. External advice will be obtained where appropriate to ensure that
there is a thorough understanding of the implications and possible accounting treatments
of borrowing to purchase any asset.

Legal Implications and Risk Assessment Statement.

A full risk analysis of the Property Investment Strategy was included in the report to
Council on 22 July 2014 and reviewed by the Audit Committee on 9 September 2014.
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Equality Assessment

The decisions recommended through this paper have a remote or low relevance to the
substance of the Equality Act. There is no perceived impact on end users.

Value for Money and Asset Maintenance

It is suggested that value for money derived from available finances when looked at in
conjunction with the Treasury Management Strategy has the ability to be increased if the
proposals outlined in this report are adopted.

Conclusions

In acknowledgement of the ongoing reductions in Government Support and the continued
low returns on investment of reserves, further investment in the Property Investment
Strategy will continue to support the alternative approach as indicated by the approved
Corporate Plan.

Members will be updated with more details at future meetings

Appendices Appendix A - Property Investment Strategy
Appendix B - Amendment to Treasury Management
Strategy 2015/16

Background Papers: Report to Council 22 July 2014 - Investment
Strategy

Report to Audit Committee 9 September 2014 -
Investment Strategy Risk Register

Adrian Rowbotham
Chief Finance Officer
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Property Investment Strategy

The strategy will consist of a diversified and balanced portfolio of investment
assets with regard to the following considerations.

Established property investment practice has evolved based on long standing
markets for assets in main stream sectors such as Offices, Retail, Industrial and
Residential. Investing in these traditional asset categories in a balanced fashion,
allows for a lower risk investment when compared to emerging markets such as
Student Accommodation, Nursing Homes and Medical Centres.

When considering the tenure of an asset, freehold would be preferable to
leasehold. Freehold provides for greater levels of security against a leasehold
asset that would effectively decrease in value over time. However assets on long
leasehold basis may still be suitable for consideration.

Whilst properties let to only one tenant may offer an acceptable level of risk, multi-
tenanted properties would be favourable as they offer the opportunity to minimise
the impact of any one part of the asset being vacant due to tenant default or
lease expiry. If assets are occupied by a single tenant, then detailed financial due
diligence would be undertaken to ascertain their financial stability.

Given the greater market knowledge of the local area, it is suggested that initial
investment opportunities are restricted to those within Sevenoaks District.

Based on the above considerations and taking into account local market
conditions, a suggested lot size of between £1m and £5m is recommended. This
is to avoid the lower part of the local market where private high net worth
individuals would be seeking to invest and also the high end, where Pension
Funds and Life Assurance Funds tend to dominate.

Opportunities should be sought that lend themselves to a potential to increase
rental income than is currently being realised.

A limited number of opportunities that include the potential for development
should also be considered.

Where sites that are already in the ownership of the Council could be redeveloped
in partnership with neighbouring sites, added value can be derived from
‘marriage’ of the sites. Consideration should be given to Joint Venture (JV) projects
that maximise value, with priority given to those which would result in the delivery
of assets meeting the investment criteria.

It is proposed that external specialist property investment advisors be retained on
each transaction, advising on suitability having undertaken detailed pre purchase
due diligence, including valuation, risk analysis and lease / title reviews.

It is proposed that initially, the Strategic Asset Management and Operational
Property Management of the portfolio be delivered from existing resource within
the Council’s Economic Development and Property Team. There will however be
times when specialist external advice is needed and this work will be
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commissioned on an ‘as required’ basis, funded from the income from the assets.
This approach is to be reviewed regularly, including ongoing resource
requirements, as the portfolio grows.

12.  Funding for the acquisition of assets should be reviewed on a case by case basis
but could be derived from a number of sources:

° Receipts from previous property disposals.
° Receipts from proposed land / property disposals in future years.
. Reallocation of some of the funds currently held in reserves.

° Borrowing from external lenders - Bank Real Estate Finance, Annuity Funds,
Pension Funds.

. Borrowing from the Public Works Loan Board.

° Municipal Bonds Agency.

The commercially sensitive sections of the Property Investment Strategy have been
excluded from this document. These were detailed in the exempted information in the
report to Council on 22 July 2014. Copies are available to Members only, on request.
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AMENDMENT TO TREASURY MANAGEMENT STRATEGY 2015/16

Introduction

1

As a consequence of expanding the Property Investment Strategy, it will be
necessary to review the annual Treasury Management Strategy. The Strategy
for 2015/16 was approved by Council on 17 February 2015.

The Local Government Act 2003 (the Act) and supporting regulations requires
the Council to ‘have regard to’ the Prudential Code and to set Prudential
Indicators for the next three years to ensure that the Council’s capital
investment plans are affordable, prudent and sustainable.

The Act therefore requires the Council to set out its treasury strategy for
borrowing and to prepare an Annual Investment Strategy (as required by
investment guidance issued subsequent to the Act). This sets out the Council’s
policies for managing its investments and for giving priority to the security and
liquidity of those investments.

Any amendment to the Strategy requires approval by full Council. Whilst the
policies for managing investments do not need to change for the time being,
those relating to borrowing will need revision.

Capital Prudential Indicators 2015/16 to 2017/18

5

The annual Treasury Management Strategy includes three Prudential
Indicators relating to borrowing:;

The Operational Boundary

6

This is the limit beyond which external debt is not normally expected to exceed.
In most cases, this would be a similar figure to the CFR, but may be lower or
higher depending on the levels of actual debt. The current figures are:

Operational boundary 2014/15 2015/16 2016/17 2017/18
Estimate Estimate Estimate Estimate

£000 £000 £000 £000

Debt 5,000 5,000 5,000 5,000
Other long term liabilities 0 0 0 0
Total 5,000 5,000 5,000 5,000

In light of the proposals for the Property Investment Strategy, it is
recommended that this Indicator be amended as follows:

Operational boundary 2014/15 2015/16 2016/17 2017/18
Estimate Estimate Estimate Estimate

£000 £000 £000 £000

Debt 5,000 10,000 10,000 10,000
Other long term liabilities 0 0 0 0
Total 5,000 10,000 10,000 10,000
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The Authorised Limit for external debt

7 A further key prudential indicator represents a control on the maximum
level of borrowing. This represents a limit beyond which external debt is
prohibited, and this limit needs to be set or revised by the full Council. It
reflects the level of external debt which, while not desired, could be
afforded in the short term, but is not sustainable in the longer term.

8 This is the statutory limit determined under section 3 (1) of the Local
Government Act 2003. The Government retains an option to control either
the total of all councils’ plans, or those of a specific council, although this
power has not yet been exercised.

9 The current Authorised Limits are:

Authorised Limit 2014/15 2015/16 2016/17 2017/18
Estimate Estimate Estimate Estimate

£000 £000 £000 £000

Debt 5,000 5,000 5,000 5,000
Other long term liabilities 0 0 0 0
Total 5,000 5,000 5,000 5,000

In light of the proposals for the Property Investment Strategy, it is
recommended that this Indicator be amended as follows:

Authorised Limit 2014/15 2015/16 2016/17 2017/18
Estimate Estimate Estimate Estimate

£000 £000 £000 £000

Debt 5,000 10,000 10,000 10,000
Other long term liabilities 0 0 0 0
Total 5,000 10,000 10,000 10,000

Treasury Management Limits on Activity

10

There are three debt related treasury activity limits. The purpose of these
are to restrain the activity of the treasury function within certain limits,
thereby managing risk and reducing the impact of any adverse movement
in interest rates. However, if these are set to be too restrictive, they will
impair the opportunities to reduce costs and/or improve performance. The
indicators are:

a. Upper limits on variable interest rate exposure. This identifies a
maximum limit for variable interest rates based upon the debt position, net
of investments.

b. Upper limits on fixed interest rate exposure. This is similar to the
previous indicator and covers a maximum limit on fixed interest rates.
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C. Maturity structure of borrowing. These gross limits are set to reduce
the Council’s exposure to large fixed rate sums falling due for refinancing,
and are required for upper and lower limits.

11 At the present time, there is no need to change these indicators:

Interest rate exposures 2015/16 2016/17 2017/18
% % %

Upper limit for variable interest rate exposure 50% 50% 50%

Upper limit for fixed interest rate exposure 100% 100% 100%

Maturity structure for borrowings:

Upper limit for under 12 months 100% 100% 100%

Lower limit for under 12 months 0% 0% 0%

Upper limit for over 12 months 100% 100% 100%

Lower limit for over 12 months 0% 0% 0%

Other prudential Indicators

12

Once further property investments have been selected and a requirement to
borrow has been identified, changes will be required to Prudential Indicators
relating to the Council’s Borrowing Need (the Capital Financing Requirement or
‘CFR’) as well as the Council’'s Minimum Revenue Provision (MRP) strategy.
Details will be put before Members at the appropriate time.

Policy on borrowing in advance of need

13

14

15

Borrowing in advance of need is a recognised tool in any treasury
management strategy. It enables forward planning to take advantage of
favourable interest rates, rather than being reliant on prevailing interest rates
at the actual time the borrowing is required.

If any borrowing activity is undertaken, it should be noted that the Council will
not borrow more than or in advance of its needs purely in order to profit
from the investment of the extra sums borrowed. Any decision to borrow in
advance will be within forward approved Capital Financing Requirement
estimates, and will be considered carefully to ensure that value for money
can be demonstrated and that the Council can ensure the security of such
funds.

Risks associated with any borrowing in advance activity will be subject to

prior appraisal and subsequent reporting through the mid-year or annual
reporting mechanism
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Item 7 - Property Disposals Update

The attached report was considered by the Policy & Performance Advisory
Committee, relevant minute extract below:

Policy & Performance Advisory Committee - 9 June 2015 (Minute 10)

The Head of Economic Development & Property presented a report which updated
Members on the disposal of surplus property assets and sought approval to
revised disposal strategies in respect of two properties and approval to dispose of
a further property.

It was moved by the Chairman and

Resolved: That, under section 100A(4) of the Local Government Act 1972,
the public be excluded from the meeting during consideration of Appendix A
to the report, on the ground that likely disclosure of exempt information was
involved as defined by paragraph 3 (Information relating to the financial or
business affairs of any particular person (including the authority holding that
information)) as identified in Schedule 12A to the Local Government Act
1972.

Officers tabled further exempt information related to the proposed disposals.

(Clir. Maskell left the room for the consideration of Land at Croft Road,
Westerham and for the vote on whole item).

Members discussed the options detailed in the confidential appendix and it was
Resolved: That it be recommended to Cabinet that

a) delegated authority be given to the Portfolio Holder for Policy &
Performance in consultation with the Head of Economic Development
and Property to approve the terms of a disposal of land at Croft Road,
Westerham following the bidding process;

b) delegated authority be given to the Portfolio Holder for Policy &
Performance in consultation with the Head of Economic Development
and Property to approve the terms of a disposal of land at Knole Way,
Sevenoaks following the bidding process;

c) subject to the preference of the Policy & Performance Advisory
Committee for option 3 in Appendix A to the report, Cabinet consider
the options for the disposal of Woodland at Hever Avenue, West
Kingsdown set out in the exempt Appendix A;

d) subject to the preference of the Policy & Performance Advisory
Committee for option 3 in Appendix A to the report, Cabinet consider
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the options for disposal of land at Timberden Farm, Shoreham set
out in the exempt Appendix A;

e) aninitial budget of £20,000 from Capital Reserves be approved to
appoint architects to prepared development options for the Bevan
Place Car Park/Swanley Working Men’s Club/16 High Street site; and

f) a budget of £61,000 from Capital Reserves be approved to enhance

the value of sites at: Timberden Farm, Shoreham; Hever Avenue,
West Kingsdown; and Knole Way, Sevenoaks prior to disposal

Note: The additional papers tabled at the meeting are attached.
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PROPERTY DISPOSALS UPDATE

Cabinet - 16 July 2015

Report of Chief Officer Communities & Business

Status: For Consideration

Also considered by: Policy & Performance Advisory Committee - 9 June 2015
Key Decision: Yes

Executive Summary:

This report updates Members on the disposal of surplus property assets and seeks
approval to revised disposal strategies in respect of two properties and approval to
dispose of further property

This report supports the Key Aim of Asset Management Plan

Portfolio Holder Cllr Fleming

Contact Officer(s) Mark Bradbury Ext. 7099

Recommendation to the Policy & Performance Advisory Committee

That:

(@)

(c)

the Committee consider the options for the disposal of Woodland at Hever Avenue,
West Kingsdown set out in the exempt Appendix A and recommend the preferred
option to Cabinet;

the Committee consider the options for disposal of land at Timberden Farm,
Shoreham set out in the exempt Appendix A and recommend the preferred option
to Cabinet; and

recommendations (a), (b), (e) and (f) of the recommendation to Cabinet be
endorsed.

Recommendation to Cabinet

That:

(@)

delegated authority be given to the Portfolio Holder for Policy & Performance in
consultation with the Head of Economic Development and Property to approve the
terms of a disposal of land at Croft Road, Westerham following the bidding
process;
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(b) delegated authority be given to the Portfolio Holder for Policy & Performance in
consultation with the Head of Economic Development and Property to approve the
terms of a disposal of land at Knole Way, Sevenoaks following the bidding
process;

(c) subject to the views of the Policy & Performance Advisory Committee, Cabinet
consider the options for the disposal of Woodland at Hever Avenue, West
Kingsdown set out in the exempt Appendix A;

(d) subject to the views of the Policy & Performance Advisory Committee, Cabinet
consider the options for disposal of land at Timberden Farm, Shoreham set out in
the exempt Appendix A;

(e) an initial budget of £20,000 from Capital Reserves be approved to appoint
architects to prepare development options for the Bevan Place Car Park/Swanley
Working Men’s Club/16 High Street site; and

() a budget of £61,000 from Capital Reserves be approved to enhance the value of
sites at: Timberden Farm, Shoreham; Hever Avenue, West Kingsdown; and Knole
Way, Sevenoaks prior to disposal

Reason for recommendation: Disposal of surplus and underperforming assets will
generate capital receipts that can be reinvested in higher performing assets in
accordance with the Council’s approved Property Investment Strategy.

Introduction and Background

1 At its meeting on 25 March 2014 the Finance & Resources Advisory Committee
recommended to cabinet that they approve the disposal of the following
properties:-

Timberden Farm, Shoreham

27 -37 High Street, Swanley

Land at Bevan Place, Swanley

16 High Street, Swanley

Land at Croft Road, Westerham

Woodland at Hever Avenue, West Kingsdown
Land at Viking Way, West Kingsdown

Land at Deanery Road, Crockham Hill

Land adjacent to 12 Knole Way, Sevenoaks

Land adjacent to 56 Shenden Close, Sevenoaks
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Cabinet on 10 April 2014 approved the disposals in principle.

Progress on the disposals had been slower than intended due to the departure of
the Property and Facilities Manager in late 2014 but significant progress is now
being made as follows: -

Land at Croft Road, Westerham

4

Marketing of this site had been held off pending adoption of the Council’s
Allocations & Development Plan (ADMP). As this has now been adopted and this
site allocated for development, advice has been taken on marketing and suitable
firms invited to tender to carry out the marketing.

Demand for sites of this size is considered to be particularly healthy at the
moment and all agents consulted advised that there should be no need to secure
planning consent prior to marketing. RPC Land have therefore been appointed
and marketing commenced on 13 May. The site is being offered by informal
tender with best bids by 25 June. A guide price of ‘Offers in the Region of
£3,000,000’ has been advertised.

SDC’s Housing Team has expressed interest in part of the site being developed as
an exemplar, low energy, affordable scheme and Housing Associations are being
encouraged to submit bids on that basis. These bids will be considered alongside
open market bids.

The committee is asked to recommend that delegated authority is given to the
Portfolio Holder for Policy & Performance in consultation with the Head of
Economic Development and Property to approve the terms of a disposal following
the bidding process.

Land at Viking Way and to the rear of 140 Hever Avenue, West Kingsdown

8

10

11

Advice has been taken from Auctioneers on the likely value of these parcels of
land at auction. The larger parcel is landlocked and the smaller parcel of
insufficient size on its own to develop. Cabinet subsequently approved the placing
of the property at auction with no reserve.

Prior to placing the property at auction neighbours and the parish council were
notified of the intention to sell and interest was received from a number of people
interested in bidding. Best bids were therefore invited and a number received.

The highest bid received was from a neighbouring owner interested in extending
an existing garden and providing an alternative access to a property he had
already secured planning consent to develop. Following discussion with the
Auctioneer and the Portfolio Holder for Finance & Resources terms were agreed
and the sale has now completed.

A claw back provision has been included meaning that should the land be
developed within the next 80 years the council will receive 25% of the uplift in
value. The sale price achieved was £23,500.
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The committee is asked to note the disposal of this property.

Land at Deanery Road, Crockham Hill

12

13

14

Advice was also taken on the likely value of this site at auction. The site is
accessed via a single track lane that would need to be widened to allow
development and there are restrictive covenants in place preventing development
of the site. Westerham Town Council were also asked whether they would support
a rural needs study to establish whether residential development could be
supported on the site and they responded that they would not.

The market assessment was therefore based on amenity use and Cabinet agreed
to place the property at Auction with a set reserve. Following discussion with
neighbours and the Town Council it was, however, agreed to delay putting the
property to auction to allow time for the community to formulate a bid for the site.

A Community Interest Company (CIC) has now been established to acquire the site
at a figure which falls within the Auctioneer’s valuation range and above the
reserve agreed by cabinet. The proposal will also deliver a number of community
benefits and following discussion with the Portfolio Holder for Finance &
Resources, solicitors have been instructed to complete the sale. A restrictive
covenant will be imposed preventing use or development of the site for
commercial or residential purposes. Details of the sale price are contained in the
exempt Appendix A.

The committee is asked to note the disposal of this property.

Land adjacent to 56 Shenden Close, Sevenoaks

15

16

Best bids have been invited for this site and terms agreed with an adjoining owner
who will use the land as an extension to his garden. Solicitors are instructed. The
agreed price is in excess of the market assessment provided by an independent
valuer. A claw back clause has been included meaning that should the land be
developed within the next 80 years the council will receive 25% of the uplift in
value. Details of the sale price are contained in the exempt Appendix A.

There was no interest from West Kent Housing Association who own adjacent
amenity land.

The committee is asked to note the disposal of this property.

Land Adjacent to 12 Knole Way, Sevenoaks

17

18

Agents have been consulted on the disposal of this site and have advised that the
most appropriate route to achieving best value would be to seek offers for the site
on a subject to planning basis.

Agents have now been appointed and the property will be marketed shortly. The
guide price is set out in the exempt Appendix A.

Page 78



19

Agenda Item 7

The Knole Paddock Residents Association have been made aware of the proposed
disposal and are supportive in principle of the development of a single family
residence on the site.

The committee is asked to recommend that delegated authority is given to the
Portfolio Holder for Policy & Performance in consultation with the Head of
Economic Development and Property to approve the terms of a disposal
following the bidding process.

27 - 37 High Street, Swanley (Former Meeting Point)

20

21

Vacant possession of this site has been secured and outline planning consent
granted for redevelopment to provide c. 385 square metres of commercial (retail
or office) space at ground floor with 14 flats (12 x 1 bedroom, 2 x 2 bedroom)
apartments on the first and second floors.

Proposals for development or disposal of the site will be prepared alongside those
for the Bevan Place Car Park and 16 High Street Swanley and brought before
members for consideration shortly.

Bevan Place Car Park and 16 High Street, Swanley

22

23

Following the recent acquisition of the Swanley Working Men’s Club disposal of the
adjoining Bevan Place car park and 16 High Street has been put on hold.

Proposals for the development or disposal of the combined site will be brought
before members for consideration shortly.

The Committee is asked to recommend approval of an initial budget of £20,000
to appoint architects to prepare development options for the Bevan Place Car
Park/Swanley Working Mens Club/16 High Street site.

Woodland at Hever Avenue, West Kingsdown

24

25

This land had previously been identified for disposal to West Kingsdown Parish
Council however at Cabinet on 10 April 2014 it was agreed that advice on the
value of the site should be sought and if appropriate the property offered for sale
by auction.

Options for disposal of the site are set out in the exempt Appendix A.

The committee is asked to consider the options and recommend the preferred
option.

Timberden Farm, Shoreham

26

27

Timberden Farm was extensively marketed in 2014 in 4 lots or as a whole. No
offers were received for the whole and no offers or combination of offers were
received at a level which could be recommended. It was agreed that the property
would be withdrawn from the market and remarketed this summer.

In the meantime the previous tenant has vacated and a new short term (sheep)
grazing license entered into to keep the grass short.
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28 Options for disposal of the site are now presented in exempt Appendix A.

The committee is asked to consider the options and recommend the preferred
option.

Additional Land Identified for Disposal

Land adjacent to Shacklands Cottages, Badgers Mount

29 The council owns an area of woodland in Badgers Mount adjacent to the M25
motorway. This land lies outside of the areas of woodland managed as an amenity
for the public.

30 Part of the woodland, edged green on the attached plan has been sold on a long
lease to one adjoining owner. That owner is now interested in acquiring further
land and their neighbour is also interested. Between them they are interested in
acquiring all of the land.

31 It is proposed that all other adjoining property owners are approached to establish
their interest in the land at the asking price set out in exempt Appendix A. Subject
to the interest received it is proposed that the land is sold in appropriately sized
parcels with the freehold of the leasehold land simultaneously transferred to the
leaseholder.

The committee is asked to recommend that delegated authority is given to the
Portfolio Holder for Policy & Performance in consultation with the Head of
Economic Development and Property to approve the terms of a disposal
following further negotiation.

Conclusions

32 Members of the Policy and Performance Advisory Committee are asked to note the
progress being made in disposing of surplus or underperforming assets and
support the recommendations for further action outlined above.

Key Implications
Financial

Disposal of these sites will deliver capital receipts to the council. In order to enhance the
value of sites for disposal and where appropriate secure planning consent

Legal Implications and Risk Assessment Statement.

Resources from the Council’s legal team are and will continue to be needed to complete
the disposal process.

Equality Assessment

The decisions recommended through this paper have a remote or low relevance to the
substance of the Equality Act. There is no perceived impact on end users.
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Appendices Appendix A - Exempt information on disposal and
marketing terms.

Appendix B - Site Plan of Land adjacent to
Shacklands Cottages, Shoreham

Appendix C - Exempt information on disposal and
marketing terms which was tabled at Policy &
Performance Advisory Committee

Background Papers: None

Mark Bradbury
Head of Economic Development & Property
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