TELFORD & WREKIN COUNCIL

CABINET - 20 SEPTEMBER 2012

DISPOSAL OF DAWLEY WAR MEMORIAL HALL, KING STREET, DAWLEY

REPORT OF THE ASSISTANT DIRECTOR: DEVELOPMENT, BUSINESS & HOUSING

LEAD CABINET MEMBER — CLLR BILL McCLEMENTS

PART A) - SUMMARY REPORT

. SUMMARY OF MAIN PROPOSALS
1.1 To obtain approval for the disposal of Dawley War Memorial Hall as detailed in this report.

2.0 RECOMMENDATIONS

2.1 That Cabinet approve the disposal of the asset as detailed within this report in
accordance with terms to be agreed by the Assistant Director: Development, Business
& Housing in consultation with the Cabinet Member for Resources & Service Delivery

2.2 That Cabinet delegate authority to the Assistant Director: Law, Democracy & Public
Protection to be authorised to agree and execute all necessary documentation

2.3  The capital receipt be retained within the Property Investment Portfolio for
reinvestment

SUMMARY IMPACT ASSESSMENT

COMMUNITY Do these proposals contribute to specific Council Priorities
IMPACT Yes | Asa Co-operative Council, working with the Community
Will the proposals impact on specific groups of people?
Yes | Dawley Memorial Hall has been established in Dawley since around 1930.
Primarily members are from Dawley and surrounding areas, but, some
come from as far as Wolverhampton and Bridgnorth. The club provides a
focal point for the Community and provides a meeting place for local clubs
with licensed premises for the playing of snooker, pool, darts and dominoes.
The function room caters for weddings, funerals, christenings etc. It is a well
used facility for both the Dawley Community and further afield within Telford
TARGET Target completion — December 2012
COMPLETION/
DELIVERY DATE
FINANCIAL/ Yes | Dawley Memorial Hall is held within the Property Investment Portfolio (PIP)
VALUE FOR and is occupied by Dawley Social Club. The Memorial Hall was purchased

MONEY IMPACT

in 2010 and the monies for the purchase, £50,000 (valued by independent
Valuers for The Trust Board in 2007) was distributed to charitable bodies in
Dawley following the decision of the Trust Board to sell the property. The
funds were invested in schemes at:

The Royal British Legion £21,500
1% Dawley Bank Scouts £20,000
Dawley Baptist Church £8,000

In 2011, over £10,000 was invested on the Dawley Memorial Hall for
general improvements, with 50% payable by the Club. Earlier this year an
area of roofing within the hall collapsed and the reinstatement of this is
estimated at circa £150,000. The Clubs’ Insurance Company refused to
accept liability and whilst liable under the terms of their lease the Club is
unable to fund the repairs and the Council considers any further investment
unacceptable. The Club pays a current rent of £2,000 pa. In establishing
the freehold market value of the property, an independent valuation has
been undertaken by the Valuation Office. This concluded a market value of
£21,000 based upon a sale with the use restricted to a “Social Club” for the
land shown in red and blue in Appendix 1. A copy of the Valuation Report is
attached as Appendix 2. The income from the sale of the property will be
used to reinvest in better performing assets where there is greater scope for




rental growth. AM

LEGAL ISSUES Yes | The site is subject to a 20 year lease from 1st August 2010 to the “Trustees

of Dawley Social Club”. The site itself is made up of two titles. The first of
which covers the building, access and limited parking (as shown edged red
in Appendix 1). This area is registered to the Council as freehold owner. A
proportion of the property is subject to a restrictive covenant limiting the use
of that portion of the site to “a permanent memorial”. The second element of
the site comprises of the associated car park (as shown edged blue in
Appendix 1). This site is not currently registered but the Council are in the
process of applying for possessory title. It is proposed that the land
currently registered to the Council will be transferred for the sum of £21,000
and if possessory title is obtained for the other portion of the site then this
would be transferred at a later date at £1. The site being transferred in red
will be restricted by covenant to use as a a “Social Club only” in addition if
the land in blue is registered to the Council then it would be transferred
freehold with a restriction on use to “car parking associated with a Social
Club only”. EH

OTHER IMPACTS, | Yes | The sale of the property to the “Trustees of Dawley Social Club” safeguards

RISKS & the future use of this community asset.
OPPORTUNITIES
IMPACT ON Yes | The site is located in the Dawley Magna Ward

SPECIFIC WARDS

PART B) — ADDITIONAL INFORMATION

3.0

3.1

3.2

3.3
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4.0

4.1

4.2

INFORMATION

Dawley Social Club has been a part of Dawley Community for many years. Founded around
1930 in a former hall gifted to the Community, it has gradually been extended and currently
provides a base for a range of social functions. It currently has around 600 members
primarily from the Dawley and surrounding areas but with some members from as far as
Wolverhampton and Bridgnorth.

The independent valuation carried out for The Trust Board is dated August 2007, the terms
of which were agreed with the Charities Commission and based on an open market value
with the restrictive covenant as to use lifted. At that time the investment of £50k was spent on
three schemes in the area at The Royal British Legion, 1°' Dawley Bank Scouts and Dawley
Baptist Church. The recent valuation carried out by the valuation office is based on the
restrictive covenant for use as a club remaining in place.

Dawley Social Club rent the land and buildings edged red on the attached plan (Appendix 1)
from the Council on a 20 year lease from 1 August 2010 on full repairing and insuring terms.
The current rent is £2,000 per annum.

In establishing the freehold market value of the property an independent valuation has been
undertaken by the Valuaiton Office. This concluded a market value of £21,000 based upon a
sale with the use restricted to a “Social Club”. The valuation report is included in Appendix 2.

IMPACT ASSESSMENT ADDITIONAL INFORMATION

Financial Implications (A Massey 17/08/2012)
The disposal of this asset is in accordance with the PIP Strategy.
Proceeds raised from the sale of poor performing assets within the PIP will be used to

reinvest in modern property or in improvements to existing property to ensure both rental and
capital growth is protected.




4.3

4.4

4.5

7.1

Legal Implications

The site is subject to a 20 year lease from 1 August 2010 to the “Trustees of Dawley Social
Club”. The site itself is made up of two titles. The first of which covers the building, access
and limited parking (as shown edged red in Appendix 1). This area is registered to the

Council as freehold owner. A proportion of the property is subject to a restrictive covenant
limiting the use of that portion of the site to “a permanent memorial”. The second element of
the site comprises of the associated car park (as shown edged blue in Appendix 1). This site
is currently un-registered but the Council are in the process of applying for possessory title.

It is proposed that the land currently registered to the Council will be transferred for the sum
of £21,000 and if possessory title is obtained for the other portion of the site then this would
be transferred at a later date at £1.

The site being transferred in red will be restricted by covenant to use as a “Social Club only”
in addition if the land in blue is registered to the Council then it would be transferred freehold
with a restriction on use to “car parking associated with a Social Club only”.

BACKGROUND PAPERS

None

PREVIOUS MINUTES

None

Ward Implications

The site is located within the Dawley Magna Ward. The ward members are:

Councillor Frances Bould
Councillor Clive Elliott
Councillor Brian Duce

Report prepared by James Dunn, Estates & Investment Team Leader



Appendix 1 — Site Plan

-




Appendix 2 - Valuation Report

-
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Dawley Memorial Hall, King Strest, Dawley TF4 2AG

With relerenca o vour reguest dated 19 June 3012, | have given the mather caretul
consiaration and would repart a8 follows: -

INTRODUCTION:

SITUATION and DESCRIPTION

HATURE OF INTEREST:

EASEMENTS, RIGHTS OF
WAY AND RESTRICTIONS
AFFECTING VALUE:

DATE OF INSPECTION:

TeHord and Wrekin Coundcil lease Dawley Mamorial Hasl
to tha Trusteas of the social club. The lesses wishes o
purchase the frechoid

Single storey brick bulding with a pan piiched‘past fat
reaf construciad anginally intar var with latar additions,
The criginal par was usad as a clinic bul now o
to @ sockal club. The bulding is daied and fa rool in the
fumstion raam maqumas wigsnl dlisban; s s e
responsibdity of ihe lessas,

| Fdvwe visled fhe Frizehold intarest subjact o the exsting
leage and on the basis thal the propary =il continua 1o
e used as & social chlub. The lease is for 20 years
commencing on 1 August 2010 at a commencing rent of
E2 000 pa with 5 ey rent raviews basad on incraases in
AR It iz wwdarsiood that if tha freahold wera not 1o be
dsposed of them would be al a further concessionany
rgnt am renaveal, Ungar the terme ol the laase the lesges
i responsible for all repars,

Pl KO,

An mspecton of the sike was carmed out on
27 Juna 2012



DATE OF VALUATION:
PLANNING:

ENVIRONMENT AND

CONTAMINATION MATTERS:

FLOODING:
QPINION OF VALUE:

V.AT:

VALIDITY;

BASIS OF VALUATION:

VALUATION ASSUMPTIONS.

Titke

Searches

- 1
e T i

The date of valuafion is the date of this report.

ft Is assumed thal the presant use complies with all
nacessany panning pedTmissons.

| have mot uncgrtakan an envirommantal sursey oo tha
silies and am not able o staks that the siles ame frae rom
contaminglion oF RMaaaus wesss inlestation ai,

| hawe assumed that the site has o histary of hooding.

| am of the oplnken that the freehold value, subject 1o
the existing lease and on the assumptions mentioned
in this report, ks in the order of £21,000 (Twenly One
Thousand Pounds) exclusive of any VAT which may
be payable,

The stated opinian of value is exclusive of any VAT which
may be payabie.

This report should nat be considered valid lor a period
excendng 6 months from the date hereof nor if the
circumatances should alter,

The basis of valuation adopled is Marked Vabse which is--

"The eshmatod amount for which a propery  showlc®
excharige on Mme diele of valuation betwean a
willing buyer &nd 8 wiling sellar in an g s-length
transacton afsr proper markeiing whevaln the
parfies had pach acted k-rrunhdg-paw prudeny
and withoul compuiaion.

Tha it deeds have not been nspecied and it has
Iheralon: bien assumed for the puerposas of this valuation
thal the reghcld inferaa] s wiancumberad amd mge from
any onerous of unususl  esseaments, resticions,
autgaings or conditions, likaly 1o have an adverse affect
upan the value ol the premises,

Mo local searchas have been camed out nor any
arguiries made of the logal authority and it has tharedorg
been asgurndd far the purposes of this valuation that any
searches or enguines would not reveal any defrimenta
taciors.

I am not aware of 1he canlen of any environmental audii
or other anvironmental invastigabion or soll swvey, which
may have been camied oul on the propary, which may
drive ablendion b any conlaminabon o B possiility of
any uch conlaminaion

In undertaking my wark | have baeen instructed to assume
that no contarmination of potentially comaminativa usas
have: Baen carnsd oul in the proparty, | Raei ool carried
aul any investigalion inkd past or present uses, ether of
e property of any neighbowing land, %o eslablsh



whether there i5 any contamination ar potential for |
contamination 0 the subject property from these usas or
siles, and have therelore assurmed none exists.

Howawar, should i be establishad subsequentty ihat
contarminalion, Seepage or polution axists o1 Tha propaty
OF on BNy nesghbowing land, or hal e premises have
baen or are baing put o 3 contaminatve wse, this might
reduce thi value now repartad

Eite Siahility | have nod camed out or commissicned & sle
mvrgstigabion ar geophysical survay and in preparing my
valualion | have assumed fhat the ground has sulficient
load beanng strength to support the existing construction
or any offar constrection that may De erecled wgon it i
the hdure and that fhere 5 oo fauk or disabily
underground which could o maght attect the prapery o
any construcion thareon.

Blanning Licances Appreeals o | have rot made amy ireestigation as 1o te planning
ili pasitian of 1he property.

Sourcas Extents and Moo This waluafion has been carnied out on the basis al the
i ri& ol il infgpernation suppliesd by the client in resoact al e nabure
of the interest and location of skes,

Mo allowance has been made lor liabity o taxation,

IEalian which migy arlse on dspasal, whamear aciual or noticnal
g.g. VAT and Capital Gains Tax nor does tha valuakion
refiact costs of acquisition or realisation

MINERAL YALUERS REPORT: A Repodt has not been requesied.

RICS AFPRAISAL AND

WALUATION STAMNDARDS: This waluslioes Des Dassn posgearisd in accodance wilh thee
AICS Valuation Standards, 8th Edition. 1 is confirmed
thal Bve valusr has the appropaate knowkedge. skills and
understanding o undaraks the valuation compelenily.

THIRD PARTY BEFEREMCE: This repart s provided lor the staled purposs and for the
gole use of the namead Client 18 i5 confidental 1o the
client and their professional advisars and mo repons it
is accepied whatsoeves 10 any other parsan.

CONSENT TO PUBLICATION;  Maither the whole nor any part of this Valuation Report or
any rafarence herato may be included in any published
docymend, cinsular of statament, or publishad in any way.
wilhoul my wrgtan approval of the jonm and conbaxt in
witich il may appear,

Wours Sincansy

e

Phil Chapmen MRICS D LA
Senion Sumaeayor

AICS Registered Valuar
ovS



