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1. EXECUTIVE SUMMARY
1.1. The Charity of Mrs Mabel Luke exists to provide affordable rented1 homes for people resident in
Newbury and Greenham, specifically in almshouses. It was founded in 1928 when its founder
acquired land in Mill Lane, Newbury upon part of which she built four family dwellings. The Charity
has no other assets either in land or money.
1.2. The Charity has a duty to make best use of the Mill Lane land and after taking advice from experts
in almshouse management and funding Trustees undertook to embark on a new build project to
more effectively occupy the whole site including that part occupied by the existing dwellings. The
scheme, consisting of three blocks fronting Mill Lane with parking behind, obtained planning
consent in May 2015.
1.3. Grants have been secured to help pay for the additional 12 dwelling units, as well as for the
replacement units, from the Homes and Communities Agency (HCA), totalling £560k. To achieve
this, the Charity has had to become a member of the Almshouse Consortium Limited (ACL) and
also to become a Registered Provider of social housing before being able to draw down on the
grant.
1.4. The financial plan includes borrowing based on rents for 16 affordable flats. This will make the
project viable, with additional fund-raising from grant giving bodies and individual donations of
circa £250k. A £238k allocation of commuted sums (developers contributions) money from West
Berkshire Council is largely matched by Greenham Common Trust, leaving some £50k still to raise
to enable a single uninterrupted build by our preferred contractor Feltham Construction Ltd. – a
local firm which won a competitive tender.
1.5. The purpose of this document is to set out the background to the project as well as to outline plans
for how the new properties and their occupants will be managed upon completion. It aims to
satisfy prospective funders that the Charity is capable, with its professional advisers, of
implementing this exciting project efficiently and responsibly.
1.6. As it prepares to increase its operational capacity and annual turnover fourfold, from about
£20,000 currently, the Charity of Mrs Mabel Luke is not only in need of funds but of people with
experience of accountancy and law, as well as those working with welfare claimants, to
supplement its Board of Trustees. We hope this document will help anyone who fits the
requirement to decide whether to offer their services to us.

1

The term rent is used throughout, to be in line with documentation used by other bodies. All almshouse charity residents pay
a Weekly Maintenance Contribution – the equivalent of rent.
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2. BACKGROUND
2.1. Mrs Mabel Luke, then a resident of Newtown (just across the Berkshire / Hampshire border)
purchased five adjacent plots of land in what was then Greenham parish in January 1928, off Mill
Lane. Later that year, having built four 3-bedroom houses on three of the plots, she conveyed all
the land to Trustees for charitable purposes. The original Trust Deed required that the land was to
provide homes for deserving persons, of the working classes, who had been residents of the
Parish of Greenham or Town of Newbury for at least a year , with priority being given to families
with young children.
2.2. There were no financial or other endowments to help maintain the properties, which were to be
self-funding through rents. Therefore no further houses could be built and the spare land was used
at times for allotments but mostly left unused.
2.3. The founding Deed was replaced by a Declaration of Trust in December 1948 and again by a
Charity Commission Scheme in 1982. This created the Charity of Mrs Mabel Luke as now exists (No.
236518), with the residences to be for persons in need, hardship and distress , resident in the
town of Newbury or the parish of Greenham and said buildings shall be appropriated and used as
almshouses .
2.4. The Trustees had for some time wished to develop
the spare land. After taking advice from The
Almshouse Association in 2013, the decision was
made in principle to apply for a grant from the
Homes & Communities Association (HCA) to help
towards the cost. The advice received from the
Almshouse Consortium Limited (ACL), formed in
2012 to help almshouse charities apply for and
manage developments such as this, was to consider
a wholesale redevelopment of the Charity s land.
[Photo above was taken 30th June 2015 from extreme
NE corner of site, looking SW.]
3. THE OLD MILL LANE PROPERTIES
3.1. Four dwellings, arranged in a terrace adjoining Mill Lane (nos.11-17) in the heart of Newbury, sat
on a site of 0.23 hectares. They were
constructed in a mansard form (see photo), with
a second storey in the roof structure and provide
three-bed accommodation.
3.2. Although relatively modern by almshouse
standards, they were of a poor build quality (see
photo on next page). West Berkshire Council did
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not object to their demolition as they were not of
sufficient historical or architectural quality to warrant
their retention, in comparison to the housing gain for
the project.
4. HOUSING NEED
4.1. At a time when housing need is high and growing
throughout the south east of England, West Berkshire
Council s most recent formal assessment of local
housing need and affordability, carried out in 20112,
included the following key facts and figures:
I.

To purchase an average priced property in the District, with a 10% deposit, would require
nearly seven times the average household income;

II.

The housing waiting list had nearly 4000 applicants in housing need, defined as having 30 or
more points. This is 7% of households within the District.

III.

The Council s need assessment assumes this backlog of applicants will be cleared in five years,
which equates to an annual backlog of new affordable homes to be built or made available of
785;

IV.

Household formation in the period to 2016 will be around 525 per year, of which 43% will be
unable to afford market rents;

V.

A typical new development of over ten homes in West Berkshire under local planning policy
will be required to include 30% affordable dwellings but most will be rented at 80% of market
rent, which will still be beyond the reach of about half of those already on the waiting list or
the newly forming households;

VI.

Only about 10% of newly constructed homes (about 50 per year) will be at social rent levels
affordable to the 250 new households who, each year, will be able to afford no more than
that.

4.2. Significantly for the decision on what kind of accommodation were now needed on our land, 83%
of new households in housing need require only one or two bedrooms.
4.3. Trustees concluded from the above that the provision of affordable housing, at social rent levels,
remained a valid objective of the charity and that the greatest need was for one and two bed
accommodation.

2

http://info.westberks.gov.uk/CHttpHandler.ashx?id=35733&p=0
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5. THE DEVELOPMENT PROPOSAL
5.1. Trustees initially considered remodelling the existing almshouses, alongside development of just
the spare land with new dwellings. This was the basis of the initial successful grant application to
HCA, submitted through ACL in early 20143. It would have delivered eight two-bedroom flats and
four one-bed flats in two three-storey blocks in
addition to the four modernised three-bedroom
houses, remodelled and refurbished internally to bring
them up to current standards.
5.2. However, early discussions with the Council s
planners showed that positioning one of the new
blocks to the rear of the plot would be unacceptable.
Also having the vehicular access onto Mill Lane in this
eastern part of the frontage, near the police station
vehicular access, was rejected.
5.3. The Council indicated a clear preference for
wholesale redevelopment of the land and maximisation of the numbers of affordable units.
Therefore the Trustees commissioned Kendall Kingscott Partnership, Architects, to look at the
possibility of demolishing the existing dwellings and rebuilding with new one- and two-bedroom
dwellings on the site.
5.4. Two alternative arrangements for wholesale redevelopment were considered with a view to
allowing (under one alternative) for the occupants of one or more existing dwellings to move
directly into the new flats. This would have involved a two phase redevelopment and again could
only be achieved with a new road access in the eastern half of the Mill Lane frontage, which the
highways department would not accept.
5.5. It was therefore decided to proceed with a planning application that pre-supposed a single phase
wholesale redevelopment of the site to produce three blocks of one- and two-bedroom flats,
broadly maintaining the building line and style of architecture of nearby developments. Plans were
prepared for a consultation event in September 2014 to which residents of nearby streets and
other interested parties were invited. Comments from this event were incorporated in the final
design submitted to the Council in January 2015. In this, a third storey was omitted from the
westernmost block.
5.6. By using a third storey with windows within the roof (see cover picture) for two of the blocks, a
total of 16 new dwellings (12 of them 2-bedroom and 4 one-bedroom) would replace the existing
four houses.
5.7. Planning consent was obtained on 20th May 2015, and a Section 106 Agreement was signed on 9th
September.

3

The deadline for applying for the HCA s 2015-2018 grant programme was 1 April 2014.
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5.8. The site is within the central area of Newbury and within walking distance of the shopping area, a
large supermarket and rail and bus stations. Nevertheless the consented plan requires provision of
at least one parking space on site per additional dwelling, as well as cycle, disabled and visitor
parking. The plan below shows the site s configuration in relation to adjacent properties in Mill
Lane and also landscaping.
5.9. Conditions attached to the planning consent4 required the Charity s architects to obtain detailed
approval on various matters, such as ground-water and ecology, before commencement of works
on site. These pre-start conditions were discharged by autumn 2015, apart from that relating to
bats which had to wait until autumn 2016. Nearly 40 slow-worms were re-housed on nearby
allotments.
5.10. Three families5 occupying the existing dwellings had to be found alternative accommodation
before the Charity could allow a start on site. This was achieved by January 2016. All residents
were offered one of the new flats when completed but only one is likely to return.

4

Application No. 15/00170/FULEXT

5

The fourth dwelling became vacant upon the death of its occupant in late 2014.
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In summary, the consented plan:-

I.

Provides 16 flats (12 additional dwellings) contained in three blocks, achieving a mix of four
one- and 12 two-bed dwellings;

II.

Makes better use of the site, achieving a density more consistent with a town centre
residential area (see map below);

III.

Provides parking for residents and visitors, of which there is none at present other than onroad car parking;

IV.

Comprises two blocks of 2.5 stories with the westernmost block limited to 2 stories, following
concerns about the mass of the development from the planning officer and the adjoining
owner;

V.

Sets buildings back as far as possible into the site, and slightly behind the existing building line,
again as a result of consultations;

VI.

Gives a more domestic feel to the scheme, both in keeping with the surrounding residential
streets and for the benefit of future residents.

MILL LANE

GREENHAM

NEWBURY
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5.12.
In line with current planning policy, and the aspirations of Trustees, the dwellings will be
constructed to Code for Sustainable Homes level 4. As such the energy efficiency of the dwellings
will be much improved and reduce the running costs for residents.
5.13.
All ground floor flats will also be built to Lifetime Homes standards, capable of
accommodating wheelchair users.

7

6

Ground floor plan of one of the 2.5 storey blocks, showing 2 bed flats around a central staircase. The first floor flats have the
same floor plan.
7

Second floor plan of the 2.5 storey block showing one bed flats.
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6. FINANCIAL SUMMARY
6.1. On the basis of the above consented proposals, Clarke Associates, Chartered Quantity Surveyors
have costed the scheme. The following matters are worth noting:I.

The land, already owned by the Charity, is an in kind contribution, worth over £0.5m at
current values;

II.

As a new build scheme, the works will be zero rated for VAT;

III.

A 5% contingency has been included for prudence although site investigations have not
revealed any unusual ground conditions;

IV.

Fees etc. represent 19% of works cost - within normal limits for a scheme of this type;

V.

The reserves to be input by the Charity represent the whole of its reserve capacity, given that
the dwellings demolished were the whole of its housing stock;

VI.

The winning tender price of Feltham Construction Ltd was within Clarke Associates budget
estimate and has since been negotiated downwards to take account of better than expected
ground conditions;

VII.

The borrowing8 is based on the rental stream from the proposed flats, with conservative
allowances for future major repairs, the replacement of the buildings over a 100-year life and
weekly rents at an affordable level consistent with HCA s funding requirements, so that
residents on benefits will not be precluded from occupation;

VIII.

The Charity has an allocation of grant funding of £35k each for 12 of the flats from the HCA in
the 2015-2018 programme. In January 2017 HCA made a further allocation of £35k each
towards the 4 replacement units.

6.2. The resulting financial situation is set out in the table below:Scheme
Costs
(£)

Phases 1
&2

Phase 3

Total Funded by:-

12

4

1,654,723

418,592

342,336

167,911

16 Committed
reserves
- (gift in kind)
2,073,315 Borrowing
510,247 HCA Grant
LA Grant

No. flats
Land
Works
Fees etc.

Fundraising:achieved
outstanding
Total

8

1,997,059

586,503

2,583,562

Total

Phases
1&2

Phase 3

Total

327,737

-

327,737

918,672
420,000
238,176

358,972
140,000
-

92,474

37,626
49,905

1,277,644
560,000
238,176
180,005
130,100
49,905

1,997,059

586,503

2,583,562

The Charity Bank has made a formal offer of nearly £1m. Legal Agreements are being drawn up in early 2017.
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7. FUND-RAISING SITUATION
7.1. Trustees are currently able to place a contract for the first two blocks only. The remaining £50k
(approx.) must be raised by the end of April for the contract to be extended at no extra cost above
the tendered price to include the final block. The Council grant is solely for the replacement (first
two) blocks.
7.2. Trustees had considered initially only building two of the blocks (comprising the 12 flats funded by
the 2015-18 HCA grant) but this would have increased the overall fundraising requirement. This is
due to the increase in build costs incurred by breaking the contract into two halves: preliminary
works and overheads, for example, would be duplicated. However with such a relatively small
deficit, every effort is being made to raise the necessary funds to enable the third block to be built
without a break in contract. Tenders were sought from the outset on the basis of both options:
with and without a break. The contractor has held their price well beyond what is normal.
7.3. In addition to the HCA grant, funds have been sought from three sources: I.

Local Councils. The Local Housing Authority (West Berkshire District Council) receives
commuted sums from developers in lieu of new affordable units on those sites. From this,
they have allocated a grant of £238,176 as their contribution to Mabel Luke Place. In addition,
Newbury Town Council and Greenham Parish Council have been asked for much smaller
amounts in recognition of the fact that beneficiaries must come from their areas.

II.

Grant Making Trusts. Applications totalling £130k were successful in 2015: up to £125k from
Greenham Common Trust (matching the District Council to this amount); and £5k from the
Englefield Trust. So far, other applications have not been successful.

III.

Business & Individual Donors: over 100 letters have been sent to carefully targeted
addressees, so far without success. In February 2017, as soon as the HCA grant for the third
block had reduced the deficit to a manageable level, trustees embarked on a major fundraising effort with the help of local print and social media, seeking successors to Mabel Luke
as donors.

7.4. All major grants are subject to Legal Agreements which have to be signed by both parties before
any funds can be drawn down.
8. PROJECT TEAM CVs
8.1. Directors of Mabel Luke Trustee Ltd. In September 2016 the Charity formed a sole corporate
trustee, certified by the Charity Commission. Its trustees became Company Directors. This has
given them the benefit of limited liability. Between them, Directors cover a wide range of relevant
skills and experience but applicants for this unpaid role who have an accountancy or legal
background are sought.
I.

William Piner (Chairman) was a Member of the Institute of Engineering and Technology
(MIET) later Incorporated Engineer, and worked with an electricity distribution company from
training until retirement in 2009, finally as a Senior Design and Projects Engineer. He has also
been Chairman of Greenham Parish Council and a Governor of Park House School (which
11
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covers Greenham). He became a trustee of the Charity in 1993 and has been its Chair since
1998.
II.

Dr Tony Vickers started his career with an international construction company becoming a
Chartered Builder in 1970. He worked for regional developers until being commissioned into
the Royal Engineers in 1976, serving in Military Survey for 14 years until 1995. As a Chartered
Surveyor, on leaving the army he specialised in land policy research. He ran a small charitable
research foundation from 1998 to 2002, was a Member of West Berkshire Council from 2003
until 2015 and a director of the Association for Geographic Information 2004-8. He lives in
Newbury and was co-opted to be a trustee of the Charity in 2014 specifically in relation to this
project. He chairs its Development Sub Committee. He became a Director of ACL in February
2015.

III.

Peter Jakubowski spent 40 years working in the Ethical Pharmaceuticals Business. He helped
to introduce the World s largest insulin manufacturer into the UK in 1977 and went on to hold
the position of Head of Business Information and Market Insight for Northern Europe. He was
a member of the UK and Ireland Diabetes Therapy Management team and worked on cross
functional teams to define and roll out Pan European projects, winning a number of Industry
Awards. He lives in Greenham and became a trustee of the Charity in January 2014. He is its
alternate Director of the ACL.

IV.

Diane Haines (Treasurer) has been resident in Greenham for 27 years. For the past 15 years
she has worked in local Government, as Administrative Officer of a local primary school and
then in the Education Department of West Berkshire Council, involved with the funding of
maintained schools and latterly with responsibility for the Free Entitlement funding for the
education of pre-school aged children. Diane has been a co-optative member of The Charity
of Mrs Mabel Luke since July 2004 and Treasurer since 2011.

V.

Ian Sheppard is a chartered structural engineer living in Greenham with two young children.
He has been a trustee of the The Charity since October 2011, bringing knowledge of the
construction industry to its affairs at this time.

VI.

John Gardner has lived in Newbury for 38 years. He is a civil engineer and has worked on
design, construction supervision and project management in UK and several countries
overseas. In 2003 he formed his own company, Gardner Maritime Ltd., and worked as project
manager of various projects overseas. In 2008 he retired from paid work and became involved
in various projects in Newbury including a renewable energy project at St George s church. He
was elected to Newbury Town Council in May 2015 and subsequently appointed as a Trustee
of the Charity in October.

VII.

Jeanette Clifford moved with her family to Newbury in 1999. For many years a railway
manager, she later became a teacher specialising in marketing, business and teacher training.
An experienced charity trustee with an interest in governance, she was deeply involved with
the development of the new school buildings for St Bartholomew s School and is qualified in
risk, crisis & disaster management. She became a Newbury Town and West Berkshire District
Councillor in May 2015 and was nominated as a Trustee later that year.
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Dr Sue Farrant has lived in Newbury for 30 years. She has had a varied and successful career,
initially as an Army Officer but since has worked as a trainer and consultant in public, private
and third sectors. Within the social housing sector, Dr Farrant has specialised in housing
management and policy development. She is currently advising a variety of registered
providers on meeting regulatory requirements for the consumer standards and works
extensively with tenant scrutiny panels; she has written a range of technical publications for
this readership. Dr Farrant also works with the NHS as an Independent Chair of Continuing
Healthcare Review Panels and was until recently a trustee of another Newbury almshouse
charity. She has also been Mayor of Newbury and Vice Chairman of West Berkshire Council as
well as a Parliamentary candidate and co-chaired her party s latest national housing policy
working party.

8.2. Consultants on the Mill Lane development project.
I.

Stephen Reed is a Senior Designer/Technologist with Kendall Kingscott, a multi-disciplinary
consultancy including architects and surveyors with 120 staff working throughout southern
England & Wales. They work regularly with Registered Providers of social housing. Steve has
over 30 years post qualification experience on all types of housing projects, taking them through
design to project management. He is also responsible for uploading his firm s data on this type
of project onto HCA s internal systems. He will lead the design team on the Mill Lane project.

II.

Will Clark FRICS qualified as QS in 1976 and established Clark Associates in 1992. He will lead
the project from inception to completion and will be supported by one or two similarly
experienced and qualified Quantity Surveyors within Clark Associates. The firm has worked
with Kathy Green and Kendall Kingscott on a number of Almshouse projects in recent years
including 8 units in Ealing (£1.9m) and 21 units in Isleworth (£3m). Clark Associates are also
currently managing on site a £2.25m refurbishment of 15 Almshouse units in Bath.

III.

Kathy Green MRICS. - Chartered Project Management Surveyor with over 38 years experience
of property development. She has acted in the grant funding sector for the last 20 years and
has managed the Almshouse programme nationally for the last 10 years. Her experience
covers new build and listed building refurbishment and remodelling and she has also worked
extensively in the private sector. She is a Programme Manager for ACL as well as Mabel Luke
Project Manager.
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9. PROJECT TIMESCALES
9.1. Planning. Work commenced on site from a planning perspective with demolition of the existing
dwellings on 3rd November 2016. Owing to waterlogging from a fractured water supply pipe, the
contractor had to suspend work a month later, resuming 27th February to complete the new site
access and begin foundations.
9.2. Grant funding by HCA. Upon successful Registration by HCA, the first tranche of their capital grant
became available as soon as work began on the new dwellings. For each of the three blocks, 50%
of the grant can be drawn down at commencement, the remainder upon completion of works. The
first two blocks should be complete by April 2018 to ensure grant is paid; the grant for the third
block is part of a later HCA capital funding programme which runs to 2021.
9.3. Construction programme and phasing. The scheme was tendered in May 2016 primarily among
local builders with suitable expertise, size and capacity for the project. Local firm Feltham
Construction Ltd (FCL) won the contract and confirmed that the project could be completed within
15 months. The contract has been let with a break clause allowing for construction of the aboveground elements of the third block (currently not fully funded – see 7.1) to be removed and
completed separately. As stated above, the decision on whether to trigger this clause must be
taken by the end of April 2017, assuming no delay in foundation work.
10. MANAGING 16 ALMSHOUSES
10.1.
Incorporation. The trustees were advised to obtain protection from personal financial
liability by forming a limited company and HCA insisted that incorporation be done before they
would consider an application for the Charity to be registered as a social housing provider. With
the support of ACL, incorporation was complete by July 2016 and Mabel Luke Trustee Ltd was
certified by the Charity Commission as sole trustee in September. At the same time, the Charitable
Scheme was amended to relax the geographic residential restriction and be explicit that dwellings
are social housing .
10.2.
Allocations. The Local Housing Authority has 100% nomination rights on the first 12 flats as
a condition of their grant funding and that of HCA. Applicants will need to be already on the
Common Housing Register and then to apply through HomeChoice West Berkshire with
sufficient points to be eligible for selection as beneficiaries of the Charity. The Housing Service will
send the Charity a short-list of applicants when notified of any vacancy. Offers of appointment will
be made after interview.
10.3.
Community relations. A draft Community Policy formed part of the HCA Registration
package. This includes the community of the Charity s own Beneficiaries (present and past, along
with their families), that of the neighbourhood as well as the wider community of stakeholders. It
focuses on ways of maintaining good relations with all. It will form part of a Local Lettings Policy to
be agreed with the Housing Service.
10.4.
Governance. The Charitable Scheme sets out how the Charity will govern its larger business.
Skills gaps have been identified and additional Directors are being sought. There will be a need for
14
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training of Directors, possibly recruitment of a part-time clerk and implementation of new
arrangements before the first new block is ready for occupation.
10.5.
Site management. During the construction phase, the architect and contractor share
responsibility for the Charity s land. During 2017, Directors will consider appropriate new
arrangements for the post-construction period.
10.6.
Financial viability. The Charity and its professional advisers are confident that sufficient
funds are (or will be) available to complete the new development on time and within budget. The
Charity Bank and HCA have imposed strict conditions with their grant offers but are satisfied that
Directors intend to obtain more appropriate financial advice post-construction, so the project will
remain viable over the whole 25-year loan period.
10.7.
Risk management. A Risk Register formed part of the HCA Application Package and is being
maintained through the construction and initial occupation phases.
10.8.
Other policies. A Resident Involvement Policy is being drafted for adoption before the first
block is occupied. One of the Directors is a specialist adviser in this field.
11. FURTHER DETAILS.
11.1.
The Business Plan is liable to require amendment and also may give rise to further questions
that readers may wish to have answered. Questions should be directed in the first instance to the
Chair of the Charity s Development Sub Committee, Dr Tony Vickers, (01635 230046 / 07413
480080; e: tonyvickers@phonecoop.coop).
11.2.
The Charity has a website www.mabelluke.co.uk and an open Facebook page
@mabellukeplace. Plans and policies can be viewed there and Directors can be contacted at
trustees@mabelluke.co.uk.
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