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1.1 Introduction

Executive Summary

This demand and viability study was
commissioned by the Lostwithiel Town L
Team and Lostwithiel Town Council

through a Town Vitality Fund granted by
Cornwall Council.

Prepared by Hayhurst and Co architects,
itz purpose is to investigate new uses
for Lostwithiels Heritage buildings:
Edgcumbe House and Taprell House.

The purpose of this study is as follows:

1. Toweork with the Town Team and
the local community to establish
potential uses for Edgcumbe House
and Taprell Housa.

2. Toproduce a Demand Study that
identifies and assezzes the wiability
of these uses.

. Tofacilitate a public consultation
strategy, that will include
engagement with lecal groups and
that will enrich the propozals and
help to widen the awareness of, and
the support for, the project.

4. Toproduce design options for the
uses, that are supported by the Town
Team and the local community and
which are backed-up by a Demand
Study and a Visbility Appraizal

5. Toconsider how the Councils
commitments to tackling the Climate
Emergency and to become Carbon
Met Zero may be addressed through
the development.

&, Toengage the existing users of the
buildings 5o their use and future is
considerad.

To identify funding cpportunities for
the proposed options and provide
high-bevel running cost projections
for the use options, to support the
wviability assessment.

To identify Mext Steps and
recommendations so the Town Team
can continue in their delivery of the
project.

Context

This study continues previous work that
was commissioned by the Town Council
to look at the development of these
buildings az wall as the Guildhall and

the Town Mus=eum, so that they can be
brought back into full use. preserving the
town's haritage and providing a use that
is beneficial to the local community.

This study relstes to Edgocumbe House
and Taprell House, but any development
should to be considered in the contaxt
of the Guildhall and the Town Mussum,
which are a tight and centrally located
group of heritage assats owned by the
council.

Deetails on these buildings are provided
on the following pages.

Findings from the Study

The report has found that there is
demand for a heritage and arts centre
for the town and that this would be
supported and used by the local
community as well as visitors. The
demand uncovered was through informal
contacts only as no formal marketing
exercises have been undertaken. A
number of visble precedents studies
have been identified.

The viability study identifies that a
proposed use that combines guest
accommodation would creste & visble
financial model. Following client and
community feedback a recommended
madel has been proposed. with capital
and operational cash flow costing
considerad.

The report concludes with
proposed next steps for taking this
recommendation forward.

Flay iUl st & LU AILTILELLS



1.2 Heritage Buildings

Introduction to Buildings

Edgcumbe and Taprell House are

Grade II* listed buildings. located at the
heart of Lostwithizl town centre. Both
buildings are a valuable contribution to
the local character, culture and heritage
of the town and form & key part of the
Consarvation Area and the town’s historic
core.

The Guildhall and Cornmarket and
current Town Museum to the ground
floor are Grade |l listed buildings.

The heritage buildings are cwned by
Lostwithiel Town Council.

Above: Site plan, NTS.
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Edgcumbe House

Edgcumbe House is a Georgian extension
to Taprell House, built in the 1740s as
Lord Edgcumbe’s town house. Coming
under the ownership of the Lostwithiel
Town Council, it previously housed
municipal offices. The building is
currently unoccupied and closed to the
public due to structural concerns with
the staircase and poor internal fabric to
some of the rooms.
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Taprell House

Taprell House is a 16th century building
to the rear of Edgcumbe House. It has
many original details including a full width
kitchen fireplace, granite sheif and bowl
details and first-floor garderobe. It was
converted in the earfy 1990s into a public
library and the east-end section into a
Methodist chapel, which does not form
part of the site. It is understood that he
Methodist Chapel is let on a long-lease
by the town council and so does not form
part of the site considered by this study.




aytiuist & Lo Arciineces

Guildhall - Museum

The Guildhall and Cornmarket were
erected in 1740. The Guildhall is located
to the first floor and is in its original
condition with panelled walls and
stepped seating.

The ground floor would have originally
been an open arcade with the town
prison located to the rear. It was
converted into the Town Museum in 1971,

The ground floor incurs damp issues. The
first floor is only accessible by a steep
staircase to the rear providing significant
public access issues.

These issues present significant
development considerations if these
buildings were to be provided with new
uses.
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2.0 Vision

2.1 Vision - Key Values and Objectives
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Protect Lostwithiel’s Heritage

Conserve and enhance Lostwithiel’s
heritage assets, and protect the
Town's heritage.

©)

Support the Local Economy Strengthen Lostwithiel’s

Destination Status

Encourage growth in local
employment and to help to create a
resilient and expanding economy.

Support the retail and commercial
activities of the town centre,
enhance the experience of local
residents and attract visitors.

Support Lostwithiel’s
Community

Work as a sustainable community
asset, which can support the Town’s
Community Spirit and Community
Identity.

Support Lostwithiel’s Existing
Services

Strengthen the Town's services by
supporting community health, well-
being, and education.

Support Creativity and
Culture

Provide opportunities to support
the wealth of creativity in the
town and its wide range of cultural
activities.

Respond to the Climate
Emergency

Works towards being carbon
neutral, and mitigate the expected
effects of climate change




2.1Vision

Key Values and Objectives

In collaboration with the members of the
Town Team, we identified the key aims

of the project and developed a “vision”
for the project, which iz represented as
icons on the adjacent page.

This vision can be used to measure the
success of the proposed new uses for
Edgcumbe House and Taprell House, and
it can be used az & gage for development
of the project as it continues after the
issue of this report.

Hayhurst & Co Architects
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3.1 Consultation Events

Events

A number of different consultation
events and workshops were heid during
the course of this study. These were with
& cross-section of the local community,
including stakeholders such as the Town
Museum, external stakeholders and local
organi! such as the C i
Centre and local businesses and

events to gain the insight of less typical
consultees including parents and carers
&t a toddlers event and with pupils from
Lostwithiel Primary School.

The purpose of the consultation events
was to gain a spread of ideas on the
types of uses for the buildings and to gain
&n insight into local opinion on demand
and viability of these.

On the whole there was local support for
finding new uses for the buidings and
there was a positive attitude towards the
project. Concerns were raised by some
consultees over the prospect of finding
& viable use and if the new use would
impact on the local community through
negative competition to existing facilities
or businesses..

Event 1: C Group, ( Centre C
What: A workshop with members of the local community to present ideas for new uses,
obtain feedback and record support/ concerns.
When: 22 February 2023
Who: Attendees of the Community Centre AGM.

How: An exhibition of potential new uses for the Heritage Buildings, identifying
precedents of new uses for similar ing feedback and
commentary, identify preferences and asking for suggestions of other uses that might
be of benefit to the community.

Where: Lostwithiel Community Centre
Attendance: 14 pecple

Feedback gained: Attendees shared a general view that there is demand and local

Event 2: Toddler’s Group/ Parents and Carers

What: A workshop with a mix of young and older members of the local community and
wider region, to present ideas for new uses, obtain feedback and record support/
concemns.

When: 23 February 2023

Who: Attendees of the Toddler’s Group

How: An exhibition of potential new uses for the Heritage Buldings, identifying

precedents of new uses for similar R feedback and
y. identify p es and asking for suggestions of other uses that might
be of benefit to the community.
Where: Lostwithiel Community Centre
Attendance: 16 people
Feedback gained: shared a general view that there is demand and local

support for cultural uses such as arts and crafts spaces, artist's studios, a heritag
visitor's centre as well as a need for rental sccommodation. A repair shop use was
popular, and a film theatre were seen to be in demand (many attendees were unaware
that similar facilities are currently provided at the Community Centre and Church
Rooms). It was raised by a number of that the heritage buildings will have to
be financially viable and self-sufficient through their proposed new use.

support for cultural uses such as arts and crafts spaces, artist’s studios, a heritage
visitor's centre as well as a need for rental sccommodation for local people. Concerns
were raised of potential competition with local facilities, including the offers made by
the Community Centre, cafés and shops.



Event 3: Business Group Consultation Event

What: A workshop with stakeholders from local organisations to present ideas for new
uses, obtain feedback and record support/ concerns.

When: 7 March 2023

Who: Lostwithiel Business Group, made up of commercial and institutional members of
the community.

How: An exhibition of potential new uses for the Heritage Buildings, identifying
precedents of new uses for similar developments. Requesting feedback and
commentary, identify preferences and asking for suggestions of other uses that might
be of benefit to the community.

Where: Lostwithiel Church Rooms
Attendance: 10 people

Feedback gained: Attendees shared a general view that there is demand and local
support for cultural uses such as arts and crafts spaces, artist’s studios, a heritage
visitor's centre as well as a need for rental sccommodation. A repair shop use was
popular, and a film theatre were seen to be in demand (many attendees were unaware
that similar facilities are currently provided at the Community Centre and Church
Rooms). Some expressed support for 8 museum extension or relocation. Some
sttendees raised concern over the potential for competition with existing businesses,
especially with hotel use.

Hayhurst & Co Architects

Event 4: Lostwithiel Primary School Workshop Event

What: A workshop with local children to understand their views on the town, the
heritage buildings and what their future uses might be.

When: 23 March 2023

Who: Lostwithiel Primary School pupils, Year 5

How: An exhibition of potential new uses for the Heritage Buildings, identifying
precedents of new uses for similar developments. Requesting feedback and
commentary, identify preferences and asking for suggestions of other uses that might
be of benefit to the community.

Where: Lostwithiel Church Rooms

Attendance: 22 students, 2 teachers and 2 members of the Lostwithiel Town Team

Feedback gained: (see following pages)

Event 5: Public Exhibition / Consultation Event

What: A public exhibition of proposed use and development strategies for the heritage
buildings, and the work and ideas of Year 5 pupils from Lostwithiel Primary School.

When: 30 March 2023
Who: Open event to members of the local community

How: An exhibition of work to date on the demand and use study and presentation of
viability studies for the three strategic proposals.

Where: Taprell House
Attendance: 70 people

Feedback gained: The exhibition was well asttended and constantly busy throughout the
day. Attendees shared detailed opinions on the presented strategies and the viability
cases put forward. They supported the proposal that an arts centre would be beneficial
to the towns economy and local businesses. Some noted support for uses that were
not included in the proposed strategies, including co-working spaces and museum
relocation which had been disregarded as part of the demand study. Some attendees
raised concern over the potential for competition with existing businesses and facilities
and questioned how the new enterprise would be managed and if its finances would
be dependent on the Town Council. Overall, the Heritage and Creative Arts Centre with
Associated Guest Accommodation Strategy received the most support out of the three
strategies presented.
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3.2 Stakeholder Engagement

Lostwithiel Museum Meeting

On the 10th February 2023, the Chairman
and Curator of Lostwithiel Museum
provided us a tour of their Museum
buildings and of the Guildhall.

The following feedback was provided on
the Museums current standing and their
view on this study and the potential for
& new heritage use at Edgcumbe House
and Taprell House:

e  The Museum was first opened in
1971. It is an Accredited Museum
(ACE) and is a registered charity.

e  The Museum is financially stable.
Its income is derived from the
Lostwithiel Museum Association
membership scheme, from selfing
in-house publications produced by
volunteers, charitable donations,
seasonal heritage walks and the
occasional grant. It is important
that the Museum’s financial model
is based on the current building it
occupies. which is small and requires
only a basic level of management.
This financial model would be
difficult to balance if the Museum
were located in a larger building
where management and upkeep
costs were higher.

e The Museum are keen on the idea of
a complementary, heritage-based
use for Edgcumbe, as this would
compliment their current activities.
They would like more flexible type
space that they could use to support
the Museum’s facliities, such as
WC access, rooms for meetings/
workshops, an education space and
archive storage.

20

The Museum are keen to have the
use of the Guildhall. This would suit
them for the purpose of heritage-
based events, as a gallery space and
for talks. The Guildhall has very poor
public access, which is not easily
solved.

The Museum are keen to have a
complementary space in addition
to their current spaces, where they
can host occasional heritage-based
events, but with minimal cost and
staffing implications.

Over the years the Museum has
taken on an informal role as

the town’s Visitor/Information
Centre. The volunteers often offer
information to visitors as the building
is clearly legible as a public building
in the town and not other provision
exists.

The Museum do not want to relocate
as this would pose a significant
challenge for the organisations
finances and the condition of the
exhibits.

The Guildhall at first-floor level, is
not part of the Museum. it does not
have & regular use and is not open to
public. The steep stepped entrance
from Guildhall Lane poses significant
issues for the public access that are
not easy to improve.

, -Wlwt“\




3.3 School Event

Lostwithiel Primary School Workshop

On the 23rd March 2023, a workshop
session was held with Y5 from Lostwithiel
Primary School. The students were
invited to share their knowledge of the
town and their ideas on the future of the
heritage buildings.

The aim was to understand how young
local people perceive their town, which
parts of it they value, the existing town
facilities they use and how they feel it
might be improved through a new use.

The exercise identified a limited
familiarity with the centre of the town
and its historic buildings. It demonstrated
& common recognition by pupds towards
soclal concerns and proposals that are
would be in the common interest of the
local community.

Exercise 1: Telf us about the great places
in your town.

Students highlighted:

e Lostwithiel Primary School,

e Local food shops and restaurants
e Church rooms,

e St Bartholomew’s Church,

e Lostwithiel Community centre,

*  Lostwithiel museum,

e The Library in Taprell house.

*  King George V1 Playing field

e  Lostwithiel Bridge and River Fowey

Exercise 2: Where you regularly go.

e Getting to and from Lostwithiel
Primary School

e  Trips to food shops

* Waking to the Community centre

e Along River Fowey, over the bridge to
the Playing field

e Routes through Bodmin Hill, Fore
Street and North Street were traced
by many students on the map.

Exercise 3: Tell us what you think your

town needs to make it better.

e An Arcade or Leisure centre within
the town centre

e Anew Cinema, Theatre, Cockery
school, Mall, Bowiing alley, or
Amusement Park close to the
industrial estate

e New apartments and a hotel were
also proposed close to the Industrial
estate

e  Acharity house, or food bank close
to the community centre

e Animal cafés and pet shops spread
across the town

*  Young skills facilities with new areas
for sports, climbing and swimming
centre, close to the School area

e Anindoor swimming pool and Water
Park was suggested on the west area
of the town.

* \egetable plots, Farm shops,
Camping sites, more open Playing
fields, Wild swimming facilities in
various locations on along the green
banks of River Fowey

Exercise 4: Tell us what you think the
next use for Edgcumbe House and
Taprell House should be.

¢ Apartments

e Care home, Nursery, Daycare,
Homeiess sheiter

e 'Mini" Hotel

e Learning areas like Technology
school, "Small’ Science lab

e Library with book shop

e A place for the history of Lostwithiel

e Theatre

e Arts hub, with suggestions for
painting writing. art workshops and
gallery.

o Community hub where the
local people can socialfise with
restaurants, bars and cafés.

e Well-being centre with facilities for
mental health well-being, sensory
room, Eco room for Reuse, Reduce
Recycle awareness, a Cookery
school and other clubs and activities
that promote mental health and
well-being.

Above: Photo of workshop with Lostwithiel Primary School heid on 23rd March, 2023.

Most students’ drawings illustrated the interiors of the bullding as a big open double
height space, celebrating the buildings’ heritage. The majority of the proposals
accommodated and highlighted the need for inclusive and inter-generational spaces

that both children and adults can enjoy.

Hayhurst & Co Architects
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4.1 Use Cards

Potential Building Uses

The basis of the study has been to
identify potential uses for the heritage
buildings, to research suitable precedent
studies of these uses where applied

to existing buildings and to determine
demand and viability of these against

the constraints of the site and the local
context.

We compiled this study as a series of
‘use cards’ that display the potential
uses that have been considered. These
uses have been shared with the Town
Team and with a cross section of the
local community, to gain confidence
that a full list of relevant uses have been
considered and to gain insight on what
the community thinks are good ideas.
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4.2 Feedback on Uses

Observations on uses

As part of this consultation, members .
of the Lostwithiel community have been

asked their opinion on whether they

perceive there to be a demand for a

particular use and if they would support

this use.

This consultation was carried out using .
the use cards and requesting that

sttendees at the meetings apply a red

dot sticker in response to the questions.

The following observations can be
made of the consultation on use and
perception of local demand:

e Arts, culture and heritage based
uses proved to be the most popular,
with arts studios and arts and crafts .
practitioners gaining the most dots
in support.

e The arts centre, heritage visitors
centre and museum relocation were
well supported.

e Uses with a more commercial basis
proved more divide opinions, with
the farmers market, crafts shop, film
theatre and community space clearly
splitting votes due to conflict with
existing provision in the town.

e There were mixed views on co-
working and flexible working space
uses, and opinicns on the demand
for these were unclear.

*  Residential sccommodation was

supported but with some of the
consultees strongly against this use.

26

Holiday let and Bed & Breakfast uses
gained opposition. However, when
the concept of a community run
facility was discussed consultees
became interested and more
receptive to the idea.

It was clear that not all the
information presented was fully
engaged with by consultees at the
events and few read the detail of
the case-studies presented and
instead reacted to the use titles.
Some noted this and after further
discussion aver how a use might
work within the town changed their
vote.

A number of new uses were
added during the process of
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HOFER/BEDLEREAKFAST

Hayhurst & Co Architects

e

e o
W -

OTHER USE

SamEASTINLS | Sy

et e

Pt s §

-

ULTI-FUNCTIONAL COMMUNITY SPAC

EVENTS SPACE ITORS CENTRE RENTED RESIDENTIAL ACCOMMOODATION

T e T =T T T T EmaEs | Stw Semm
. .

veee . o'a'es

T

[e—
Koy Prfest, K B ey i, L

——

27




4.3 Assessment of Use and Demand

Scoring

Each use has been considered on
& number of criteria to assess their
suitability and the understood demand

there is for them within the local context.

This assessment, albeit elemental in its
scoring, is based on research that has
been undertaken for the purpose of
this study. This includes an

The below key, identifies how they have
been assessed:

{Scores are from LOW to HIGH)

Complexity to Deliver - from low to high
complexity to deliver the new building

of market values, planning and heritage
impact, constructional ity and

use; idering design, constructional,
and functional issues associated with

community benefits, where seen against
the intentions of the project vision.

28

ing the new building use.

‘Community Benefit - from low to

high community benefit of the use;
considering what the use provides the
community in regards to new faciities,
economy and social benefits.

Adverse Heritage Impact - from low to
high impact on the buildings heritage:
considering detrimental impact to
buiding fabric or character that may
make the development not viable due to
planning and listed-building constraints.

Demand - from low to high demand with
regard to the building use; considering
assumed and measured demand, as well
as popularity within the community.

Financial Viability - from low to high
outcome of the income and running cost
for the use; considering assumed and
measured financial profit and losses of
similar building uses.
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5.0 Strategies
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5.4 Strategies Overview
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5.1 Strategy 1 - Heritage and Creative Arts Centre with Artists” Studios

Strategic Concept

Heritage & Arts Centre / Events Space

- Flexible events space for hire -
catering to heritage, arts and crafts
events, exhbitions, workshops,
classes and short courses, led by
historians, local arts practitioners and
artists.

~ Taprell House to be remodelled to
create a range of specialist spaces
for heritage and arts events over two
levels.

- Conceived as a high-quality and
unique heritage space, the centre
would provide a different offer to
other hire spaces within the town. It
would focus on catering to organised

Heritage Room / Pop-up Shop and
Events Space

- Use of Mayor’s Parlour as a flexble
space for heritage events. community
use and as a pop-up space for
seasonal and town events.

= Minimal intervention to space, but
alterations to improve access and
visibility from the street.

Artists’ Studios

- Artists” studios provided in the
existing rooms to the upper floors
of Edgcumbe House, with minimal

other than refurbi
of fabric.

- Rooms offered for rent to arts and
crafts practitioners with potential
to extend use as workspace to
other local creatives or small-scate
businesses.

32

events and specialist cultural events
rather than open to general hire.

It would be available for community
and heritage-based events, in
collaboration with the Museum and to
cater for seasonal town events.

The new venue would have a specific
heritage focus, creating a unique
attraction for organised events

and become an attraction for new
visitors to Lostwithiel. It would create
opportunities for economic benefit
to local businesses in the town
centre.

A heritage space on the high street
would be a beacon for visitors, it
could serve as a visitor centre and
could create mutual benefits for the
town through its use by the Museum
as a heritage centre, and by the town
for seasonal events.

Incorporate a common space for
facilities for tenants, including toilets,
shared kitchenette and art sinks.

New creative workplaces in the
centre of town, would create a more
diverse urban fabric and potentially
create new opportunities for creative
and community engagement.

ARTS CENTRE/
EVENTS SPACE

ARTS CENTRE
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Hayhurst & Co Architects

Three studio spaces

to existing second floor rooms
. Mezzanine level to rear of
Taprell House providing raised
galley studio/events space

Double-height space to centre
of Taprell House, opening up
part of ground floor to create
more spacious studio and
events use space

Shared common room for arts
studios, with large art sinks,
small kitchenette and WC
facilities

Ground floor space for arts
events and community hire

Three studio spaces to existing
first floor rooms

Town Council Offices
_ opportunity for space at
“  ground floor level for office for
the town council

Flexible use room to front of
Edgcumbe House for heritage,
community and pop-up shop
and events use.

_ Remodelled WC facilities

o share between new uses;

i studio and art event space and
small catering provision

Entrance opened up to provide
improved access and good
visibility from the street
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Financial Viability
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Strategy I Heritage and Croative Arts Centre with Artists” Studios

Frojected income Baseline ranpet
Fraposed Use Details GlA  Rental Value (PA) Extiimated Estimated Estiimated Estimated Source / Supporting Information
Occupancy Incame Dccupancy lIncome
Isq.M LE] 1% per annauml 1E] % per annum) ({3]
Community aress Pop-un shop// meeting roam./ a8 8,200 20.00% EL04D 20.00% £1,040 Based an comparative rental income of small shops within Lostwithiel appros.
studia spaces to GF Egrumbe EID0/ week
Heuse
Events space to GF Tapprell House m £100,000 % £7.000 £15,000 Based on assumed hire income of E278/day with assumed cccupancy of 2 full
Including mezzanine level days hire per manth, comparative income: to cther rental spaces.
Assumed patential cpparbunity for more reguiar use due 1o hybrid use by
stutlics.
Studic spaces Larger studic space, 1F - hire to. 24 £2,800 nax% ELEZD 0% £2.540 Based an indicative rates for studic spaces space of ESD/week and cansultation
artists/ commercial with kocal artists who pay in the regian of E200-250/ mantn,
Larger sudic space, F - hire to. 22 £2,400 na% ELEZD 50% £2340
artizts/ commercial
Smailer studia space, 1F - hire to 7 £2,080 % £1.456 0% ELET2 Assumed |ower value for smaller room.
artizts/ commercial
Larger sudic spaze. ¥ - hireta 2 2,400 nax ELE2D 0% £2340
artizts commercial
Larger studic space, 2F - hire ta 22 £2,600 % ELBZD 0% £2,540
artizts/ commercial
Smaller studia space, 2F - hire to L] £2.080 na% E1854 50% £LEn2 Assumed | ower value for smaller roam.
artizts/ commercial
Total Income £18,252 £25,144
Prajected expenditure
Management costs wages £9.900 wox £5,500 100% £9,900 Management costs far ane part-time staff member to manage bookings, access,
¥ ¥ B studia spaces and ¥ space. 0.5 FTE of
224/, inc. empioyers contribution’ pension
Cleaning £1120 w0 EL120 0% £5120 Say cleaning of community and comamon parts areas, E50x52 weeks. Excludes
stugics.
Book keeping £1000 no% £1,000 0% £1.000 Based an comparative casts ta similar arganisations
Advertising and marketing costs a0 w0 800 0% 50 Figure may fluctuste depending on business moded
I and website maintenance 500 nox E800 0% £500 Figure may fluctuste depanding on business moded
Insurance, building and pubiic liability £1,500 wox 1500 100% £1,500
Health and safety 500 nox E800 0% £400
Lignt and heat Icomemunity and comman parts) £3,000 nas £2,00 0% £2,700 Estimate
Fire alarm and esting v =) 200 nox E800 0% a0 Based an comparathe casts to similar arganizations
Water and sewage £1000 nox £1,000 0% £1.000
Commercial Waste: £1000 wosx £1,000 100% £1000 Estimate
Repairs and maintenance 1,500 nox ELB0D 0% E1500 Notional figure,
Sundry costs 260 wox €180 100% 260
Telephone.’ broadband and wifi 500 nox E800 0% £400 Based on comparatie casts to similar arganisations
Barik charges 250 nox £280 0% EZD Based an comparative casts ta similar arganisations
Business rates £1a00 w0 £1,000 0% £1000 Assume reduction o business rates due to size I multiphe wsesh or I
management structure is charity or cther similar status
Camtingancy an Costs £5.000 nox E8,000 100% 8,000 Neticnal figure
Total Expenditure £30,120 £30,720
Motional Frofit/ Loss ~£11,888 -£1,57%



Second Floor Plan - Use diagram

First Flaor Plan - Use diagram

Plans - Use diagrams

List of works

1. Opening up of internal porch

2. Demciition of bomb shefter

3. Repair of staircase

4. Demodition of existing partitions inon
historic features)

5. Replace existing staircase with new
spiral staircase to Mezzanine.

&. Opening up of upper gallery flocr,
Taprell House Inon historic feature)

Ground Floor Plan - Use diagram
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Meeting the Brief

Proposal Benefits:

+  This proposal responds well
in providing new uzes that are
supported by members of the local
community, consulted through this
study.

*  The new uses require only minimal
changes to the existing buildings and
0 the conversion of the buildings
could be delivered for a relatively
low capital budget.

+ The proposals heritage and cultural
wses and opportunity for community
benefits put it in a good position for
funding for capital

Proposal Risks:

+  Even with a high estimated
occupancy, this strategy does not
appesr to be able to work financialy
independent. It would require some
zort of external financial support,
which may not be able to be
maintained.

+  The proposal has low risk in regard
to conversion of the existing
building to its new use, but detail
design development would need
1o undertaken with the planning
department and Historic England.

+  The proposal provides studio spaces
that are not fully-accessible. The
proposal could be designed to
include & ground -level studio space
that iz accessible but this would
reduce space at this level for cultural
or community use.

Hayhurst & Co Architects

Meeting the Project’s vision

Protect Lostwithiels
Heritage

* @ @ o O

Support Lostwithiel’s
‘Community

e & & @& O

Support Creativity and
Culture

e @ ¢ o O

Support the Local Economy
? e & & O O
Strengthen Lostwithiel’s
= Destination Status
¢
s

e @ ¢ O O

Support Lostwithiel’s
Existing Services

® ®¢ O O O

Respond to the Climate
Emergency

e ¢ O O O
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5.2 Strategy 2 - Heritage and Creative Arts Centre with Associated Guest Accommodation

Strategic Concept

Heritage & Arts Centre / Events Space

Flexible events space for hire -
catering to heritage, arts and crafts
events, exhibitions, workshops,
classes and short courses, led by
historians, local arts practitioners and
artists.

Taprell House to be remodelled to
create a range of specialist spaces
for heritage and arts events over two
levels.

Conceived as a high-quality and
unigue heritage space. the centre
would provide a different offer to
other hire spaces within the town. It

Heritage Room / Pop-up Shop and
Events Space

Use of Mayor’s Parlour as a flexble
space for heritage events, community
use and as a pop-up space for
seasonal and town events.

Minimal intervention to space, but
alterations to improve access and
visibility from the street.

C , Guest A dati
associated with Heritage and Arts
Centre use

Unique and heritage-focused guest
accommodation, based on a bed and
breakfast model.

A community run business providing
opportunities for employment to local
people and potentially hospitality

and cultural organisation training for
young people.

Guest bedrooms with en-suite
bathrooms provided in the upper
floors of Edgcumbe House, with

36

would focus on catering to organised
events and specialist cultural events
rather than open to general hire.

It would be available for community
and heritage-based events, in
collaboration with the Museum and to
cater for seasonal town events.

The new venue would have a specific
heritage focus, creating a unique
attraction for organised events

and become an attraction for new
visitors to Lostwithiel. it would create
oppaortunities for economic benefit
to local businesses in the town
centre.

A heritage space on the high street
would be a beacon for visitors, it
could serve as a visitor centre and
could create mutual benefits for the
town through its use by the Museum
as a heritage centre, and by the town
for seasonal events.

conservation and refurbishment of
historic fabric and some remodelling
of rooms to provide modem facilities.

A breakfast room to the ground floor
provides a flexible space for guests,
in which catering could be provided
by a local business or café, providing
economic benefit back to local
businesses.

Light kitchenette facilities associated
with the ground floor spaces to

ARTS CENTRE |
EVENTS SPACE

Edgcumbe House could also be used
flexibly by the Heritage & Arts Centre
8s well as the community for pop-up
events associated with seasonal and

town events.

A unique heritage accommodation
offer in the centre of town would
attract new visitors to Lostwithiel
and create opportunities for

economic benefit to local businesses,

restaurants and shops.

POP - UP SHOP/
HERITAGE ROOM

MUSEUM EXTENSION/RELOCATION
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Two guest bedrooms to second
floor of Edgcumbe House, each
with new en-suite bathroom

formed to smaller central room

~ . Mezzanine level to rear of
Taprell House providing raised
galley studio/events space

Double guest bedroom suite
formed to rear spaces with
partitioned en-suite facilities

Double-height space to centre
of Taprell House, opening up
part of ground floor to create
more spacious studio and
events use space

Ground floor space for
heritage and arts events and
community hire

Two guest bedrooms to first
floor of Edgcumbe House, each
with new en-suite bathroom
formed to smaller central room

Kitchenette for small catering
provision and washing-up.
shared between guest and
events space Town Council Offices
opportunity for space at
ground floor level for office for

the town council

Breakfast room for use

by guests and Heritage &

Arts Centre use and also

by community for pop-up
events, and flexible community
meetings

Common room for flexible use
by Arts and Heritage Centre
and by guests for dining, etc.
and by community for pop-
up events, flexible community
meetings and heritage events

Remodelled WC facilities
share between new uses;
studio and art event space and
small catering provision

Entrance opened up to provide
improved access and good
visibility from the street

Hayhurst & Co Architects
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Financial Viability
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Projected income Basadine Target
Propased Use Details Gl Bental Value (PA] Estiimated Estimated Estiimated Estimated Source / Supporting information
Income ‘Decupancy Imcome:
sg.Ml 1£) % per annum] 1E] % per annum} [E}
Community areas Breakfast/Commaon Recom and 48 EB, 200 20.00% E1,040 20.00% EL040 Bazedon ircame af within Lostwithiel, apprax.
Lounge/Bining Ream occssicnal use 00/ week
for events hire and heritage eventts,
to GF Edgoumbe House
Events space to GF Tappredl House m EX00,000 T £7,000 16 EIB.000 Bazed on assumed hire income of £276/day with assumed cocupancy of 2 full
Inciuding mezzanine. days hire per month, comparative income to ather rental spaces.
Assumed apportunity for greater seasanal demand due to hybrid use with Guest
‘Accommadstion and whole bullding hire oppartunities.
Cammunity-run, Bedrocm 1 - IF larger suite 2 34,500 0% £10,550: 50% £18,250 Bazad on £100/night, comparative rate for cther BEE offers kacalky lallawing far
Heritage Guestroams seazanal varistion}
income ko similar offer y a 5N
accupancy rate - used for bassline made
Bedracm 2 - 1F larger sulte 23 E34.50OD 0% 10,950 S0% £18,260 Based on E100/night,
Bedracm 3 - rear F, doubks racm a2 EN,026 0% £5,308 S0 15,613 [Bazed on EBS/night, assumed kawer value for smaller rocm.
sulte:
Bedroom 4 - 2F smaller sufte: 28 E25. 660 0% £7, 845 S0% 12,776 Based on E70/night, assumed lower value for smaller room.
Bedracm § - 2F smaller sulte Fi 35,680 0% £7,645 So% £12THE Based on E70/night, assumed lower value for smalier room.
Total Income EB4 5TR E93, 405
Brojectad
Management costs/ wages ET9, 800 W% E15, 800 £19.800 Managsment costs for one part-time staff member to manage bookings. access.
¥ y t of studka spi spece. DLAFTE of
£22k/a, Inc. emplayers contribution/’ pension
Clmaning £3,120 W% £3,120 100% ER120 Say, cleaning of community and common parts areas, £80u52 weeks. Excludes
Cizaning linen BAE £24,500 26% ES26 40% E14,600 Say aliowance far cheaning and linen to S.Mc BAB reoms £200, sverage stay 2
Hoak keeping 1000 00% £1,000 100% £,000 {Based on comparative costs to similar crganbsations
Advertising and marketing costs 1000 Wak £1,000 100% £1,000 FFigure may fluctuste depending on business model
IT and website maintenance £1.000 0O% £1,000 100% £,000 Flgure may fluctuste depending on business model
Imsurance, building and public liabilty £2.000 WK E3,000 100% £3,000
Health and safety E500 LiliE EBOD 100% EBOO
Light and heat (community and comman parts) £3,500 B0 ELTS0 LY E2B00 Estimate
Fire alarm and extinguisher testing Icommunity and common parts) £500 00% £500 100% £500 {Based on comparative costs to similar crganbsations
‘Water and sewage ELDGO WK £1,000 100% £1,000
Commercial Waste ELDGO WK £1,000 100% £1,000 Estimate
Respairs and maintenance £1,500 LiliE £1,500 100% E1L500 Netional figure,
Sundry costs E280 LiliE EXS0 100% E260
Tesephone/ brosdband and wifi EBDD WK EROD 100% EROO Based on comparative costs to similar organisations
Hank charges £250 00% E250 100% £260 {Based on comparative costs to similar crganbsations
Business rates akiil) WK £1,000 100% £1,000 Assume reduction to business rates due to size {if muRiple usesh or if
management structure is charity ar cther similar status
Caontingency an Casts £5,000 WK E5,000 100% £6,000 Notional figure
Total Expenditure £61,29% EST,B20
Motional Profit/ Loss £5,28% E36.783
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Second Floor Plan - Use diagram

First Floor Plan - Use diagram

Plans - Use diagrams

List of works

1. Opening up of internal porch

2. Demoiition of bomb shelter

3. Repair of staircase

4. Demoiition of existing partitions (non
historic features)

5. Replace existing staircase with new
spiral staircase to Mezzanine.

6. Opening up of upper gallery floor.
Taprell House {non historic feature)

7. Opening with jib door to new ensuite
bathroom.

8. New water supply and drainage routes

to new ensuite.

Ground Floor Plan - Use diagram
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Meeting the Brief

Proposal Benefits:

This proposal responds well in
providing & new use that is heritage
and culture based. The guest
accommodation element differs

to the B&B use presented in the
community consultation on uses
and so need further consultation
to understand the level of support
within the community.

The new uses require more extensive
changes to the existing buildings,
especially associated with changes
to the upper floors to form en-suite
guest accommodation.

The proposals heritage and cultural
use and opportunity for community
benefits put it in a good position for
funding for capital works. The guest
accommaodation may restrict the
routes for funding opportunities.

Proposal Risks:

With a mederate estimate occupancy,
this strategy can be financially
independent. The operations of the
guest accommodation and use with
the Heritage and Arts Centre would
need to be established, but the
model gives some flexibility .

The proposal has some risk in regard
to conversion of the existing building
to its new use, consultation on the
designs would need to undertaken
with the planning department and
Historic England.

The proposal provides
accommodation that is not
fully-accessible.
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Hayhurst & Co Architects

Meeting the Project’s vision

Protect Lostwithiel's
Heritage
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Support Lostwithiel’s
Community
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Support Creativity and
Culture
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Support the Local Economy
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Strengthen Lostwithiel's
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Support Lostwithiel’s
Existing Services
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Respond to the Climate
Emergency
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5.3 Strategy 3 - Event Spaces and Residential Accommodation

Strategic Concept

Events Space

Flexible studio space for hire -
catering to varied cultural events.
classes and short courses.

Taprell House to be remodelled to
create a range of events spaces over
two levels.

Conceived as a high-quality, unique
heritage events space, the centre
would provide a different offer to
other hire spaces within the town.

Heritage Room / Pop-up Shop and
Events Space

Use of Mayor's Parlour as a flexible
space for heritage events, community
use and as a pop-up space for
seasonal and town events.

Minimal intervention to space, but
alterations to improve access and
visibility from the street.

Rental Accommodation

Three new homes created in
Edgcumbe House, with conservation
and refurbishment of historic fabric
8s well as some remodelling of
building to provide modern facilities
and new spatial arrangement.

Flats will be 1-bed 2-person homes
and NDSS compliant, but will not be
fully accessible dwellings.

New rental accommodation would

provide new homes in the centre of
town.

40

Flexible use of events space for
community and large heritage-based
events, in collaboration with the
Museum.

The new venue, created in centre of
town. would attract new visitors to
Lostwithiel and create opportunities
for economic benefit to local
businesses and shops.

A heritage space on the high street
would be a beacon for visitors, it
could serve as a visitor centre and
could create mutual benefits for the
town through its use by the Museum
as a heritage centre and by the town
for events.

POP - UP SHOP/
HERITAGE ROOM

EVENTS /
COMMUNITY
SPACE

MUSEUM EXTENSION /RELOCATION
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Hayhurst & Co Architects

Home 3 to second floor with
entrance hall, large bedroom,
bathroom and open plan living.
kitchen and dining space

=~ . Mezzanine level to rear of
Taprell House providing raised
galley studio/events space

Home 1 over ground and first
floor with open plan living,
kitchen, dining space an
bedroom to first floor

Double-height space to centre
of Taprell House, opening up
part of ground floor to create
more spacious studio and
events use space

Ground floor space for arts
events and community hire

Home 2 to first floor with
entrance hall, large bedroom,
bathroom and open plan living,
kitchen and dining space

Town Council Offices

. opportunity for space at
ground floor level for office for

the town council

Remodelled WC facilities
A R share between new uses;
~~~~~ N B\ BN\ N ; > 3 studio and art event space and
g A small catering provision

Flexible use room to front of
Edgcumbe House for heritage,
community and pop-up shop
and events use.

Entrance opened up to provide .. _..-~-
ﬁSOd access and visibility from
e street

4



Financial Viability
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Projected incame Baseline Targst
Propased Use Details GlA  Rental Value (PA] Estiimated i i Source ¢ Supporting Information
Income Occupancy Income
lzg.M] 1£) 56 per annurm) 1E1 13 per annum) (£
Community areas  Community Room, Heritage events a5 £500 E500 Assumed most events are asocisted with Mussum or community. but there
and meeting room to GF, Mayors may be some limted, cocasional meeting room hire associated with events.
Parlour, Edgeumbe House
Events space to GF Tapprell House m £100,000 % E7.000 0% £10.000 Based on assumed hire incame of E275/day with assumed szcupancy of 2 full
including mezzanine days hire per month, comparative income to other rental spaces.
Assumed patential For limited, lower demand due to conflict with residential
building use-
Residential Home 1: 182P over two levels 58 £7.800 95% £7.410 95% E7.410 Based on comparative rental incame of 1B2F rental properties within
hccommedation Lestwithisl, apprax. E&00-550/month and fuly bet.
Home 2; 1B2P ta IF 58 £7.800 9E% £7.410 95% E7.410
Home 3; 1BIF ro 2F m £7.300 95% £4,840 95% £6.840 Based on £400/m, assumed kower value for lower cailings.
Tatal Income £29,160 £32,160
Projected
Managsment costs/ wages £5.900 100% £9,900 100% £9,900 Managsment costs for one part-time staff member to manage bookings, access,
day-to-day management of studia spaces and community space. 0.3 FTE of
£22k/a, inc. employers contribution/’ pension
Cleaning £3.120 100% £3,120 100% £3.120 Say cleaning of cammunity and comman parts areas, £40x52 wesks. Excludes
studins.
Baak keeping £1.000 100% £1000 100% E1,000 Based on comparstive costs to similar organisations
Acvertising and markefing costs 500 100% £500 100% £500 Figure may fluctuste depending on business madel
IT and website maintanance E500 100% £500 100% £500 Figure may fluctuste depsnding on business modsl
Insurance, building and public liaility £1.500 100% £1,500 100% £1.500
Health and safety E500 100% £500 100% ES00
Light and heat [community and common parts) £1.500 100% £1,500 100% £1500 Estimate
Fire alarm and extinguisher testing lcommunity and commen parts] £500 100% £500 100% £500 Hased on comparstive costs to similar organisations
Water and sewage £1.000 100% £1000 100% E1,000
Commercial Waste £1,000 100% £1000 100% E1000 Extimate
Repairs and maintenance £1.500 100% £1,500 100% £1500 Motional figure,
Sundry costs E250 100% £250 100% £250
Talephane/ broadband and widi E500 100% £500 100% E500 Based on comparstive costs to similar organisations
Bank charges £200 100% £200 100% E200 Based on comparative costs to similar organisations
Business rates £1,000 100% £1000 100% £1,000 Assume reduction to business rates due o size (if multiple wses] or if
managemant structure is charity ar other similar status / council tax paid dirsct
by residents
Contingency on Costs £5,000 100% £5,000 100% £5,000 Motional figure,
Tatal Expenditure £29,470 £29,470
Mational Profit/ Loss -£310 £2,690



Second Floor Plan - Use diagram

First Floor Plan - Use diagram

Plans - Use diagrams

List of works

1. Opening up of internal porch

2. Demoiition of bomb shelter

3. Repair of staircase

4. Demolition of existing partitions (non
historic features)

5. Replace existing staircase with new
staircase to Mezzanine.

6. Opening up of upper gallery floor,
Taprell House (non historic feature)

7. Opening with jib door for new flat
circulation.

8. New water supply and drainage routes
to new ensuite.

X

Ground Floor Plan - Use diagram
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Meeting the Brief

Proposal Benefits:

This proposal responds well

in providing new uses that are
supported by members of the local
community, consulted through this
study.

= The provision of new homes is
popular with the local community
and it is understood there is a high
demand for this use.

= The events space will create
opportunities for heritage and
cultural uses as well as community
use.

Proposal Risks:

Even with a high estimated
occupancy, this strategy does not
create a strong financial case and may
require additional financial support.

The proposal is high risk in regard

to conversion of the existing

building and it is likety to meet

some opposition from the planning
department and Historic England due
to the heritage impact of subdividing
the building into private residential
accommodation.

The proposal provides homes that are
not fully-accessible.

Funding opportunities to develop
the building into private homes are
unlikely to be available.

Hayhurst & Co Architects

Meeting the Project’s vision

Protect Lostwithiel’s
Heritage
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Support Lostwithiel’s
Community
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Support Creativity and
Culture
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Support the Local Economy
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¢
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5.4 Strategies Overview

Proposal

Analysis of the three strategic options
demonstrates a clear lead with Strategy
2, in regard to meking a financial visbility
case that can meet the operationally
zelf-funding requirements stipulatad

by the brief. The values and occupancy
bevels considered for Strategy 2 indicate
potential for a small swrplus from the
proposed uses, which demonstrates
sustainability and could lead to increased
revenue if operated on & more keen
agenda. Operating surpluses should

be used to build up reserves to buffer
against economic cycles, to invest into
the buildings maintenance and could be
wsed to support community outreach
events azzociated with the heritage and
arts theme.

The feedback gathered at the public
exhibition showed support towards
Strategy 2 and general approval of the
findings of the visbility assessment. It
was clear at the public exhibition, that
=some community members felt that a
fourth strategy should be considerad
alongside the proposed uses; that the
Town Council should consider zelling the
buildings. For the zake of comparisan,
and to respond to this within this report,
a simplistic appraizal of the revenue
geined from seling the buildings has
been compared against the economic
benefit ta the local economy if any of the
three strategies for development were
pursued.

The charts show the estimated economic
impact of the strategie: alongzide

the option of seling the buildings. It
demonstrates the region of cumulative
income that might be invested into the
local economy over a pericd of ten years.

It should be noted that this assessment
is based on a number of very high-level
assumptions and these are open to
interpretation. These include:

o |t is understood that the buildings
may be valued st E250-300k.
Thiz value would need to consider
their condition, their listed status,
planning risks associated with a
change of use and the significant
costs any purchaser would have to
bear to bring them back into use.

»  Legal and other costs to the councd
to sell the buildings.

«  That the bulldings may not sell for
some years, and the council may
have further costs to maintain them
during this period.

+  That if sold the council would have
office hire costs that might amount
to over £5k annually, hence the
reduction in value shown on the
chart.

* The estimated economic benefit
of the strategies is based on a
foracast of the number of people
using the building zay 30 people
use the events space. & people
the artist’s studios, 10 people the
guest accommaodation, & people
the residential accommeodation),
set against the occupancy rates
given in the viability assessments
for each strategy and an assumed
average dally spend of £10. These
assumpticns are concervative as we

have not found any reference data
to azzess daily spend, but figures
for elzewhere in the country can be
£30 or higher. Footfall is difficult to
estimate 5o a base level has been
uszed for the building which might
wary considersbly dependant on
building use and events.

It is sccepted that this model

of comparison is open to
interpretation. The definition of
economic benefit could be more
clearly set out, as the sale is seen as
revenue to the councl that might be
reinvestad into the town as & public
project, whereas the economic
impact of the strategies iz primarily
measured as revenue to local
businesses.

Strategies 1-5 Cumulative total of
Estimated Ecanomic Benedt to Local
Community

Using this method of assessment,

the charts suggest that the new

use of the buildings would generate

more economic benefit than the

income from their sale, efter &

period of seven years.

Strategies 13 Cumulstive total of
Estimated Ecanomic Benedt ta Local

Community

Cumul stive total of Estimated Economic Banafit to Lot al Community

Cuml sthee total of Estima ted Economic Banalt to Locsl Community

LAnOK

£1oK

ranoR

£130K

Hayhurst & Co Architects

Strat,

Basefine Projected income sstimate for the first 10 Years

Sirtngy 4.

Target Projected income estimate for the first 10 Years
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6.1 Recommendation

Proposal

The recommended development option
for the heritage buildings is Strategy 2 -
Heritage and Crestive Arts Centre with
Associated Guest Accommodation.

This recommendation is based on it
being the most financially visble option
on an operational level, thet has been
considarad by this study, and the
perceived benefits from it to the local
community in meeting the project vision.

Following the pubdic exhibition and
further feedback, the following
changes have been made to form the
recommended proposal:

+  An office for Town Council
administration staff to use has been
developed into the proposed plans.
This is located in an accessible
location on the ground floor where
it can share the facilities for the
events space. Although a small office
space, the size should be balanced
ageinst potential reduction of the
ground floor space for community
and income genarating functions.
‘when not in use, parts of the events
space and the front rooms could be
wsed flexibly by the counci for hot-
dezk warking.

The proposed office will continue to
provide & base for the Town Council
in the building and will provide a
work space for say 3 people, with
limited storage. The decision to
include the office was to provide

a more regular use of part of the
buiding. which might otherwise

o periods without any use. to
provide an opportunity for shared
roles in terms of building access
and management and to reduce
potential for additional cost to the
Town Council, or spend outside of
the enterprize, towards office hire in
the future.

The operation of the front rooms
has been considered to meat the
expectations and feedback received
from the Musewm. The proposals to
remove the bomb shelter have been
omitted to reduce development risk,
associated with removal of this part
of the building.

Proposals for acceszible toilst
provision and & space for cleaning
art equipment &t ground floor

level has been made more clear in
the proposal, The scope of these
facilities and the detail of the
requirements for specialist provision
will need to be addressed in future
dezign development.

The ares of Fore Street to the front
of Edgcumbe House and to the
front of the Museum and Guidhall
has been identified as & heritage
Egatewsy’. The creation of gateways
as a placemaking strategy aligns

with the proposals in the developing
Transport Plan, being undertaken
alongside this report. The Transport
Plan identifizs the area from the
Community centre car park, through
Tram lane and Monmouth Sguare

to the Dutchy Palace as a Gatewsy.
The proposed heritage gateway to
Fore Street. might be identified by
raizing the roadway and remaving
the kerbs. changing the road and
pavement surface to one that is
maore historically sympathetic such
as cobble stones and remove parking
to this section. The re-levelling of
the road and pavement to this part
of the high street may also allow
reduction of the step to Edgcumbe
House to provide easier access.

The recemmendation is for the
Library to be relocated to enother
building elzewhere in the town.

Hayhurst & Co Architects
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6.2 Recommendation - Heritage and Creative Arts Centre with Associated Guest Accommodation

Strategic Concept

Heritage & Arts Centre / Events Space

- Flexible events space for hire -
catering to heritage, arts and crafts
events, exhibitions, workshops,
classes and short courses, led by
historians, local arts practitioners and
artists.

other hire spaces within the town. It

would focus on catering to organised
events and specialist cultural events

rather than open to general hire.

It would create opportunities for
economic benefit to local businesses
in the town centre, in the creation
of a need for catering and other
hospitality as well as create an

It would be available for
and heritage-based events, in
llaboration with the Museum and to

-~ Taprell House to ber fled to
create a range of specialist spaces
for heritage and arts events over two
levels.

- Conceived as a high-quality and
unique heritage space, the centre
would provide a different offer to

Heritage Room / Pop-up Shop and
Events Space

= Use of Mayor’s Parlour as a flexible
space for heritage events, community
use and as a pop-up space for
seasonal and town events.

- Minimal intervention to space, but
alterations to improve access and
visibility from the street.

, Guest A dati
associated with Heritage and Arts
Centre use

- Unique and heritage-focused guest
accommodation, based on a bed and
fast model. Used i for
courses at the buildings.

cater for seasonal town events.

The new venue would have a specific
heritage focus, creating a unique
attraction for organised events and
become an attraction for new visitors
to Lostwithiel.

A heritage space on the high street
would be a beacon for visitors, it
couid serve as a visitor centre and
could create mutual benefits for the
town through its use by the Museum
as a heritage centre, and by the town
for seasonal events.

conservation and refurbishment of
historic fabric and some remodelling
of rooms to provide modern facilities.

A breakfast room to the ground floor

=K ity run by providing
opportunities for employment to local
people and potentially hospitafity
end cultural organisation training for
young people.

- Guest bedrooms with en-suite
bathrooms provided in the upper
floors of Edgcumbe House, with

50

p a flexible space for guests,
in which catering could be provided
by a local business or café, providing
economic benefit back to local
businesses.

Light kitchenette facilities associated
with the ground floor spaces to
Edgcumbe House could also be used

in visitor number and spend
locally.

It would create local employment.
with a small number of direct
employees and provide a catalyst for
heritage and arts businesses.

An office for the Town Council Clerk
and other employees is provided. This
office can be used alongside flexble
use of other parts of the building,
when these are not occupied.

ARTS CENTRE |
EVENTS SPACE

flexibly by the Heritage & Arts Centre
as well as the community for pop-up
events associated with seasonal and
town events.

A unique heritage accommodation
offer in the centre of town would
attract new visitors to Lostwithiel
and create opportunities for
economic benefit to local businesses,
restaurants and shops.

POP - UP SHOP/
HERITAGE ROOM
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Two guest bedrooms to second
floor of Edgecumbe House, each
with new en-suite bathroom

formed to smaller central room

~ . Mezzanine level to rear of
Taprell House providing raised
galley studio/events space

Double guest bedroom suite
formed to rear spaces with
partitioned en-suite facilities

Double-height space to centre
of Taprell House, opening up
part of ground floor to create
more spacious studio and
events use space

Ground floor space for
heritage and arts events and
community hire

Two guest bedrooms to first
floor of Edgcumbe House, each
with new en-suite bathroom

formed to smaller central room

————————————————— . 5 = -
Kitchenette for small catering p d 4 NG a ~ e -
provision and washing-up. . e R e
shared between guest and
events space Town Council Offices
*. opportunity for space at

ground floor level for office for
the town council

Breakfast room for use ==
by guests and Heritage &
Arts Centre use and also )
by community for pop-up -

== . _ _ Remodelled WC facilities

events, and flexible community )
meetings - & g Pt share between new uses;
Common room for flaxible use =~ Sug & 43 - studio and art event space and

by Arts and Heritage Centre small catering provision

and by guests for dining, ete.
and by eommunity for pop-
up events, flexible community
meetings and heritage events

Entrance opened up to provide . ___ - -
improved access and good
visibility from the street

o



Financial Viability

52

Projected income Baseline Target
Proposed Use Details Gla Rental Value (PA) Source / Supporting Information
Occupancy Income Occupancy Income
tsqMI (£) (% per annum| (€] (% per annum) (£)
Cammunity areas Breakfast/Common Rcom and 45 £5,200 20.00% £1.040 20.00% £1040 8azed on comparative rental Income of small shops within Lostwithiel, approx.
Lounge/Dining Rcom occasional use £100/week
for events hire and heritage events,
to GF Edgcumbe House
Events space to GF Tappeedl House m £300,000 ™ £7.000 15% £15,000 Bazed on assumed hire income of £275/dsy with assumed cccupancy of 2 full
Iincluding mezzanine days hire per month, comparative income to other rental spaces.
Assumed opportunity for greater sessonal demand due to hybrid use with Guest
Accommodation and whole bullding hire opportunities.
Community-run, Bedroom 1- ¥ targer suite 1) £36,500 0% £10,950 50% £38,260 Baszed on £100/night, comparative rate for other 848 offers locally lallawing far
Heritage Guestrooms seasanal varistion)
Also comparative income to simifar accommodation offer locally with a 25%
occupancy rate - used for basedine madel
Bedroom 2 - IF larger suite 27 £36,500 0% £10,960 50% £18.250 Based on £100/night,
Bedroom 3 - rear ¥, double room 2 £31,026 0% £9,308 50% £15513 Based on £85/night. assumed lawer value for smaler room.
sulte
Bedroom 4 - 2F smaller sulte 28 £25,550 0% £7,685 50% £12775 Bazed on £70/night, assumed lower value for smaller room.
Bedroom & - 2F smaller suite 27 £25 560 0% £7,665 50% £12,775 Bazed on £70/night, assumed lower value for smaller roam.
Total Income £84,578 £93,603
Projected
Management costs/ wages £19,800 Wox% £19.800 100% £19.800 Management costs far cos part-time statf member to manage bookings, access.
day-to-day management of studio spaces and community space. 0.6FTE of
£22k/a, Inc. employers contributicn/ pension
Clasning £3120 0W0% £3120 1W00% E3120 Say, cleaning of community and common parts areas, £60x52 weeks. Excludes
Cleaning/ linen BB £36,500 25% £9.126 40% £14.600 Say afiowance for cleaning and linen to 5.No BAB rcoms £200, average stay 2
Book keeping £1,000 Wo% £1,000 1WO% £1.000 Bazed on comparative costs to similar organisations
Advertising and marketing costs £1,000 0WO% £1,000 100% £1,000 Flgure may fluctuste depending on business model
IT and wehsite maintenance £1,000 Wo% £1,000 1W00% £1,000 Flgure may fluctuate depending on business model
Insurance, bullding and public llabitty £3.000 00% £3,000 100% £3,000
Health and safety £500 0ok £500 100% £500
Light and heat (community and common parts] £3,500 B0% £1.750 80% £2,800 Estimate
Fire alarm and testing d parts} £500 wo% ES00 100% £500 Based on comparative costs to similar organisations
Water and sewage £1.000 Wa% £1,000 100% £1,000
Commercial Waste £1,000 W0WO% £1,000 100% £1.000 Estimate
Repairs and maintenance £1,500 W% £1.800 100% £1500 Notional figure,
Sundry costs £260 Wo% E250 100% £260
Tedephone/ broadband and witi £500 00% EBOD 100% £500 Based on comparative costs to similar organisations
Bank charges £250 W% £250 100% £250 Based on comparative costs to similar organisations
Business rates £1.000 0o% £1,000 100% £1.000 Assume reduction to business rates due to size {if muRtiple usasi or If
management structure s charity ar other similar status
Cantingancy an Costs £5.000 wWox £5,000 100% £5,000 Notional figure
Total Expenditure £51,208 £57,820
Notional Profit/ Loss £5,28% £35,788



Second Floor Plan - Use diagram

First Floor Plan - Use diagram

Ground Floor Plan - Use diagram

Plans - Use diagrams

List of works
1. Opening up of internal porch

2. Modify existing bomb shelter to
convert to kitchenette area

3. Repair of staircase

4. Demciition of existing partitions (non
historic features)

5. Replace existing staircase with new
spiral staircase to Mezzanine.

6. Opening up of upper gallery floor.
Taprell House {non historic feature)

7. Opening with jib door to new ensuite
bathroom.

8. New water supply and drainage routes
to new ensuite/bathroom.

b onc cammaity
L p——

Ao aditicn
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Above: Proposed Ground Floor Plan GA, Scale 1100 @43
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6.3 Proposed Design Layout
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Above: Proposed First Floor Plan GA, Scale 1:100 @A3

Above: Proposed Second Floor Pian GA. Scale 1100 @43

55



6.4 Heritage Impact Assessment

-

(21

=

L]

bl

Secondary doors that eppesar to be
|later addition to be replaced with
minimal detail glared doors.

Minor modificstions to axisting bomb
shelter to convert to kitchenette
area.

. Partition walls and doors in this area

appesar to be modern intervention

. Staircase appears to be modern

intervention. Replace with spiral
staircase, what iz likely to have been
the original design.

. Existing glazed entrance lobby ap-

pears to be modern intervention.

Jib doors to upper floors continuing
decoration of the existing wall.

Existing joinery retained in room,
small section removed and ends
made good to create epening for new
jib door.

. Existing gallery in Taprell house is

not original. Gallery saction to be re-
moved to re-introduce double height
space. Existing void filled in to form
new gallery area.
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6.5 Capital Cost

Summary

This breakdown of the project costs
is a high-level budgst for the purpose
of identifying funds and funding
opportunities for the project.

The ectimate capital costs are an
approximation end cannot at this early
stage of the design process be expected
to reprazent the precize cost of the
works. The figures should be viewed as
target figures for the development of the
design. The costs will be subject to the
development of the design by the design
team.

Assumptions

+  Traditional procurement rowute.

#  The building works are tendered ina
single competitive stage.

«  The Works are carried out by a single
Main Contractor, under a single fized
price building contract.

+  That the existing building is in a
reasonable condition and that
the structure is sound, as far asis
known.

Hayhurst & Co Architects

Hem  Description Unit (m?) Rate ([E/m2] Value
Exclusions
o VAT 100 Building Wark
« Land acquisition costs
o Tax fluctuations Edgeumbe House
#  Finance/lending costs Refurbishment warks 45 £2,200 £99.000
o Legal fees/oosts Heawy refurbishment and conservation works 120 £3,200 E£416,000
* Inswance premiums Specialist consarvalion warks 28 £3,800 E106.400
«  Community Infrastructure Levy Mew irternal warks 35 £2.900 £901.500
«  Section 104 Agreements Sub-total Edgeumbe House ET22,900
« 'Work to any adjoining buildings,/land
#  Archasoclogical costs Taprell House
s Party wall agreaments, Building Refurbishment warks B& £2,200 E189.200
Regulations and planning consents Heawy refurbishment and conservalion warks 1] £3,200 ED
conditions Specialist conservation werks o £3,800 £0
*  Resultant effects on design following Mew internal warks 40 £2,900 £116.000
site investigations and surveys Mew landscaping external works BD £200 £15,000
« Costs associated with delays or Sub-total Taprell House £321,200
phasing
« Extraordinary site investigation wark Sub-total [care construction cast) £1,044,100
» Data installations other than cables Praliminariss / OHEP - allow 15% 15% E157.000
«or cable ways as stated.
*  Audio visual systems Construction Total 1,201,100
= Set up/ management costs
+ Performance Bonds
+  Building Warranties 200  Project costs
+  Relocation expenses and storage Surveys - allaw L% 15% £18,00
costs, or temporary council office Project design team fees - allow 7% % £204,187
space Preject Risks! Contingeney - allow 5% 1 £, 165
«  Post-completion facilities Mlowance for Inflation / uplift - allow 109 v:3 F120,10
management/maintenance costs Mlowanee for Furniture, Fistures and Finishes say £30,000
*  Excludes any highway works Allowance for Fundraising management, internal sy £30,000
preject deliverys elient-side laad
Sub-total Poject Costs ES82.47
300 Total 1,783 57%
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6.6 Findings and Recommendations

Supporting Case

This study recommends the proposed
conwersion of Edgcumbe House and
Taprell House to be used as & Heritage
and Creative Arts Centre with Associated
Guest Accommedation.

Economic context

This study finds that the recommended
use for the buildings has the potential
to be financially viable and that it should
be able to operste independently from
additional funding if suitable run and with
the estimated base level of cocupation.
It identifies that the business model has
potential to generate a profit that could
be reinvested into the preservation of
the building and to support the hosting
af heritage and arts based outreach
events for the local community.

There are a variety of economic cutputs
from the proposed new uses as wellas
impacts on the economic prospects of
Lostwithiel. These include direct and
indirect economic impacts, such as the
creation of jobs; management, cleaning,
catering maintenance, and support for
the running of the building, as well as
heritage and arts based employment
through the running of events and
COUrSEs.

Sources of induced economic impact,
such as by visitors coming to the area
as & result of the new heritage and arts
centre and the guest accommodation,
are difficult to estimate but even with &
conservative estimate of average spend
lidentified in section 4 of this report),
this shows a positive benefit to the local
economy and to local businesses.

Left: mage of how the interior o Taprelf
House fight lack if the new use of &

hevitage snd arts canlee ware created, with

& merzanine levely doubls hieight space -
opening up the origingl space and exposing ity
heritage fatic.

Thera are further positive economic
impacts the new use would have, such as
improving the appearance and creating
& 'heritage gateway” to this part of Fore
Street. It is imagined that this would
complement the Town Museum as wel
a3 to support local businesses in Fare
Streat.

The proposed uses are seen as inter-
generational and to equally cater to
young and old members of the local
community and visitors to the town. The
opportunities crested by the proposed
mix of uses to the sites encourage user
engagemant and skills development.

Further to this the heritage and arts
centre would encourage local arts and
heritage entreprenewrship, increase the
paotential of drawing local artists and
arts/heritage organisations to the area,
and for start-up artists/ businesses
within the local community. This would
be & significant catalytic event.

Funding

The recommended proposal is well
sligned with the principke of a number of
existing heritage and community-based
funding opportunities. The below list
identifies the principal cpportunities
that have been reviewed slongside the
development of this report. As identified
bebow, it is recommended that these are
explored further and according to the
time-scabe of these opportunities. This
list is not exhawstive, and depending on
the time-scale of this project's delivery,
other funding opportunities may become
evailable and should be explored.

The primary funding opportunities that it
iz recommended to be explored are:

The Cornwall Good Growth Fund:
Culture/Heritage-led Regeneration and
Skills. hes been identified &s a relevant
grant for this project. The application
date for the final round for this grant

is in August 2023. 1t is advized thet the
Town Team make an immediate enguiry
through the initial enguiry form.

hitps: #cicsgocdgrowth.com/
funding-opportunity/culture-heritsge-
regeneration-programme-and-
spprenticeship-training-programme,”

Mational Lottery Grants for Heritage;
provide funding from E25k-£5m they
include heritage enterprize grants where
projects seek to achieve economic
growth by investing in heritage. The grant
should be spproached through an initial
engquiry form.

https: ffwww heritagefund.org.uk/
funding/national-kottery-grants-
heritage-250k-5m

Architectural Heritage Fund (AHF);
«currently provides grants to organisations
up to £10k. This may be an opportunity to
commission further feasibility work and
assessment of the bulldings suitability

for conwersion, whizst other sources of
funding for the capital works are pursued.
The AHF alzo provide loans to not for
profit organizations up to £500k.

Alternative means;

There are successful examples of
community bed projects that are funded
by crowd -funding and community
shares-based investment. This is a
feasible way of delivering this type

«of project, alongside other funding
souwrces. However, significent support
from individuals is required to develop
this type of povernance and to generate
support.

Gaps in analysis and future viability -

Data Collection;

The collection of data, market values
and levels of demand used to create the
wiahility studies included in this report
hes been checked as far as reasonably
possible. under the scope of this
commission. Rates end occupation levels
heve heen obtained though enquires
with local organisations, estate agents
and members of the community. Most
have been able to be checked and are
based on local precedent, but in some
cases inputs hawe had to be assumed
due to a lzck of locel examples. Where
this has been done this is identified

iin the report. It would be prudent to
undertake a more extensive market
assessment, when the business vehicle
for the new enterprise is known and
when & route for raising capital funding
has been established.

Capital Costs;

The capital costs for the project are
based on rates for the current proposal.
A qualified quantity surveyor with
knowledge of historic buildings and

the local construction market should

be appointed to undertake a full cost
plan for the works, et an early stage

as the project maoves forward. It is
recommended that designs for the
project should be developed alongside
thiz appointment to assist with the
identificetion of & detsded specification
with regard to alterations to the building
and to the level of conservation work.

Building Condition;

The condition of the building fabric is not
fullly known. This is a significant project
rizk as capital costs are estimated on a
reasonable level of building condition.

It would be prudent to commission an
intrusive historic and structural survey of
the building to support future cost plans
for the works.

Hayhurst & Co Architects

Sustainable Improvements;

The restoration of the buildings brings
the opportunity to make sustainablke
improvements to them in regard to their
environmental performance. As with any
listed building, how these improvements
are made needs to be carefully
considerad so not to cause harm to the
heritage value of the listed aszets It is
recommended that opportunities far
improvement are discuss with the LA
planning department and with officers
at Historic England as the project

is developed and alongside dezign
development by the appointed design
team. This report assumes that some
sustainable measwres will be able to be
initigted es part of the development. 1t is
yet to be seen what these are and how
they align with the Council’s aspirations
for projects under their Climate
Emergency Development Plan.

Equal Access;

The proposed uses and designs have
been developed to provide equal sccess
to part, but not all. of the developed
buildings. The nature of the existing
buildings do not allow ift access to be
able to be created to all levels, and the
previous feasibility study and consultation
with Historic England identified that a

lift installation would not be acceptable
to the front floors of Edgcumbe House.
Therefore the designs have been
developed to establish the primary public
access spaces at ground level. The upper
floors have guest accommedation; it is
understoed alternative accommodation
for wheelchair-users is available

locally. The proposed events space to
Taprell House has a mezzanine bkevel
accessible by stair only, but lke-for lke
sccommodation is provided at ground
level allowing a flaxible use of these
spaces to suit users nesds. Platform

lift access to the mezzanine could be
provided if desirable or designed to allow
as & future addition.
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6.7 Conclusion

This report summarises the use and
viability assessment undertaken for
Edgcumbe House and Taprell House, in
accordance with the brief.

it includes the engagement that has been
undertaken with a cross-section of the
local community to assess public opinion
on the potential for new uses for the
buildings, the strategies proposed and
the precedent studies that have been
considered.

It should be noted that although

public consultation formed part of this
study, and the feedback received was
used to developed the proposals, the
recommendations of this study are based
on a viability case for a new use. It is
advised that further public consultation
should be undertaken as the project
moves forward. There are significant
opportunities for the community to
benefit from the proposed new uses for
the buildings and the specifics of how it
will operate as a community asset.

The report includes a recommendation
and a design proposal. This design is
made so that the recommendations for
the report can be assessed practically
and in regard to changes to the listed
structure. It is understood that the
designs will need to be developed as the
project moves forward with regard to
engagement with aspects of the buildings
heritage, practicalities of the building
users and consideration of funding
arrangements.

The following section identifies the
recommended next steps for the
project.

Left: image of how Fore Street might look
if Edgcumbe House were used to provide

& heritage and arts centre to the centre of
town. New Bndscaping could be integrated
to provide & ‘herilage gatewsy’, where

P e p g the
Town Museun and Guildhall scross the road.

Next Steps

The following recommendations are
made in regard to moving forward with
the project:

1. Establish the support of the Town
Council to proceed with the
recommendation of this study.

2. Submit an initial enquiry form to
the Cornwall Good Growth Fund
and, following receipt of feedback.
prepare an application for the
August 2023 deadline.

3. Identify the fikely governance and
management structure of the
aorganisation that would run the
building and its relationship to the
Town Council and the Town Mussum.
This may be a community interest
company or other form of social

6. Itis that i 9. C ion on the proposal
engagement on the project should with the Local Authority Planning
be maintained through the design Department, would be advantageous
development and delivery. The and would de-risk aspects of the
support of the local community scheme, particularly in regard to
is considered to be an important the change of use. This should be
element to the success of any carried out with the involvement of a
development of the buildings and it design team.
is important that this report and its
recommendations are seen as a step 10. Measured, historic, ecological and

in the work previously commissioned
for the building and its future use

as a community asset. It should be
understood that the it of

structural surveys will be required.
The stage for the appointment
of these needs to be carefully

the future uses for these buildings
will take time to deliver and they will
grow and evolve during this process.
Therefore clear communication on
this is recommended.

7. Itis recommended that early and

enterprise. it may be advantap
to establish this enterprise prior
to applying for some funding
applications.

4. Development of capital funding bids.
It may be advantageous to have
professional support with writing
these if the council do not have
these skills in house.

5. The development of a business
plan, with more detailed projections
and running costs, is advised to
be created when the governance
structure for the enterprise is
better known. This should establish
the relstionship with existing
organisations such as the Town
Council and the Town Museum and
should describe in more detail the
heritage and arts offer it will make
and how the guest accommodation
will operate. This document will
be useful to support the vision for
the new uses and their scope of
outreach for the purpose of funding
bids.

d, but it is suggested
these are commissioned with the
consultation of a design team.

A full design team should be
sppointed to develop the project
and a programme for delivery.
The scope of this appointment
will be dependant on the funding

g it takes place
with and i
neighbours to the buildings.
C tion with the Meth

Chapel, who occupy part of Taprell
House, will need to be included in
this process. The proposed re-
location of the library within the
town to an aiternative building and
the office and storage facilities for
the town clerk and colleagues will
also required engagement to enable
suitable solutions are developed.

8. Consultation on the proposals with
Historic England, to complement
the advice already obtained in 2018
would be advantageous and would
de-risk aspects of the scheme,
particularly in regard to the change
of use. This should be carried out
with the involvement of a design
team.

arrang! although it may be
advantageous to appoint some

team members to provide early
advice on the preparation of funding
submissions.

Hayhurst & Co Architects



