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Introduction 

1. These representations are made by CgMs Ltd on behalf of Twyford Abbey 

Properties Ltd (TAP) who are the owners of the Grade II listed buildings of 

Twyford Abbey and its walled garden at Twyford Abbey Road, Ealing.  A site plan 

is enclosed at Appendix 1. 

2. TAP are currently preparing a scheme for the repair and refurbishment of 

Twyford Abbey which would provide 25 residential units as part of a 

refurbishment scheme.  However, having regard to the costs of these works it 

will be necessary to provide some enabling development within the grounds and 

the current proposals show a scheme for 74 new dwellings located to the east 

and west of the walled garden.  A copy of the display boards prepared for a 

public exhibition relating to the proposed scheme, held in July 2011, is enclosed 

at Appendix 2.  The draft layout for this development prepared following pre-

application discussions held with Ealing Planning Officers and in response to 

feedback from the public is enclosed in Appendix 3. 

3. Twyford Abbey Properties Ltd have objected to the Metropolitan Open Land 

(MOL) designation of the site of Twyford Abbey and the adjoining site of West 

Twyford School.  They also have concerns about the wording of the policies 

within the Core Strategy which seek to use the site as a public park.  Although 

the proposed scheme does make provision for the use of the land to the south of 

the Abbey to be used as a public park this is currently private open space and its 

use as a public park is only likely to be achieved as part of a residential 

conversion scheme which includes enabling development. 

 Inspector’s Issues and Questions 

4. The Inspector has suggested that a definition of Metropolitan Open Land (MOL) 

is necessary and has questioned whether the proposed uses are compatible 

within MOL to ensure its protection (Q4). 

5. She also questions whether the heritage value of parks and green spaces has 

been fully recognised (Q9). 
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6. In relation to Twyford Abbey we consider that the answer is “no” to both of 

these questions. 

7. First of all we consider that the land at Twyford Abbey should no longer be 

included as MOL. 

8. When the MOL designation was initially made the land to the south of Twyford 

Abbey Road formed part of a large swathe of open land owned by the Guinness 

Trust.  This land within the Borough of Brent was also designated as MOL.  

Following the closure of the Guinness Brewery this land has been gradually 

developed for housing and commercial purposes with the open land immediately 

to the south of Twyford Abbey shown on the site plan being the last piece to be 

developed.  The MOL designation of the land in the Borough of Brent has now 

been removed. 

9. The sites of Twyford Abbey and West Twyford School are now just remnants of a 

former area of strategic open land.  Its strategic importance in terms of its 

openness has now disappeared and its value in terms of openness is of local 

importance only and relates to the setting of the listed Abbey and walled garden. 

10. We therefore consider that the MOL designation of this land should be removed. 

11. We now turn to the wording of Policy 5.2 in relation to Twyford Abbey which 

states that the Council will promote the creation of public park to serve residents 

and workers, consistent with Heritage Land designation. 

12. We would first point out that Twyford Abbey is privately owned by our clients 

and whilst TAP have no objection to the creation of a public park to the south of 

the Abbey as part of a scheme for the repair, refurbishment and residential 

conversion of the Abbey this can only be achieved if development is allowed on 

the northern part of the site to fund the costs of these works.  If the whole of 

the site was to be used as a public park this would prevent the opportunity to be 

able to repair and refurbish these important listed buildings. 
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13. Twyford Abbey was originally built in 1807 - 1809 as a manor house for Thomas 

Willan.  The land around the house comprised the garden and grounds of this 

private dwelling. 

14. The Abbey was occupied as a single family home until the beginning of 20th 

Century when the house was purchased by the Order of St Alexis and converted 

into a convalescent home and later nursing home.  The open land around 

Twyford Abbey remained as private land and has never been available for public 

use.  It is also likely to remain as private land if the building is used for any 

purpose other than residential. 

15. TAP bought the site in 1996 with the intention of using the premises as a hotel 

including redevelopment of the eastern wing and new build development around 

and inside the walled garden.  This application was approved in principle subject 

to a Section 106 Agreement which was not finalised.  However, it became 

evident that a hotel use would not be viable and following a period of extensive 

marketing of the site the only use which is now considered likely to be viable is a 

residential conversion of the Abbey with some enabling residential development. 

16. We enclose a copy of the feasibility appraisal prepared by Edge Planning and 

Development (Appendix 4), a marketing report by Drivers Jonas Deloitte 

(Appendix 5), a review of the feasibility appraisal and marketing report carried 

out by GL Hearn on behalf of the Council (Appendix 6) and a study by GVA 

Grimley in respect of the possible use of the site as a hotel (Appendix 7). 

17. The marketing of the site has demonstrated that all potential uses of the site 

would require a need for enabling development.  Residential would be the most 

viable use in terms of limiting the amount of development required and would be 

the most suitable and possibly only use which would achieve the Council’s 

objective of providing a public park. 

18. TAP have no objection to the use of part of the site i.e. the area to the south of 

the Abbey fronting Twyford Abbey Road becoming a public park and indeed this 

does form part of their proposed scheme. 



LB Ealing, Development (or Core) Strategy 

Submission Development Plan Document –    

Independent Examination – Matter 9 – Protecting   Representation on behalf of 

and Enhancing Ealing’s Green and Open Spaces  Twyford Abbey Properties Ltd 

 

 

 

  

 

CgMs Ltd © 7/7 VJS/AW/7706 

19. However, in order to deliver this objective and to be able to fund the provision 

and future maintenance of this park this proposal does need to form part of a 

scheme to repair and refurbish the listed buildings with some enabling 

development in the northern part of the site. 

 Recommended Change to Policy and Text 

20. Reference to the use of Twyford Abbey as a public park would need to be 

removed if it is concluded that the allocation of this site as MOL is no longer 

appropriate. 

21. However, if Twyford Abbey is to remain as MOL we recommend the following 

rewording of Policy 5.2(b): 

“Land in Park Royal 

 Twyford Abbey – creation of a public park in the southern part of the site 

between Twyford Abbey and Twyford Abbey Road in conjunction with a 

scheme for the repair and refurbishment of Twyford Abbey to include 

some enabling development on the northern part of the site” 

22. We also consider that Proposal 5.5 should be amended to replace words 

“Twyford Abbey” with “the open land to the south of the listed building”. 

23. Appendix Three (6 Park Royal) also needs to be amended adding the words “as 

part of a new development including the conversion of the listed building with 

enabling development if required” after the words “and public access to Twyford 

Abbey grounds will be achieved”. 
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1

Image courtesy of Google Earth.

TWYFORD ABBEY
Twyford Abbey restoration  
and enabling development proposals
Twyford Abbey Properties aim to conserve the existing building and 
redevelop this site for the public benefit and overall secure the future 
of this valuable historic asset. The proposals will comprise:

• The restoration and conversion of Twyford Abbey 
• The restoration of the existing walled garden 
• New development around the walled garden
• A new public park 

Community Engagement
Since the previous exhibition in December 2009 and January 2010, 
Twyford Abbey Properties has been in consultation with Ealing Council, 
Greater London Authority and English Heritage which has provided 
further direction in terms of the development principles.  

N

This exhibition will:

• Report on findings of statutory consultations 

• Report on progress

• Present key principles for redevelopment

• Present options considered 

Consultations will continue with London Borough of Ealing, London 
Borough Brent, English Heritage and the Park Royal Partnership. A 
more detailed scheme will be developed with a view to submitting a 
planning application and Listed Building Consent by October 2011.

5



TWYFORD ABBEY
	 	

Ea
rl

y 
Ye

ar
s 

Pr
e 

18
00

18
00

’s
19

00
’s

Ro
cq

ue
’s 

m
ap

 o
f M

id
dl

es
ex

, 1
75

7,
 d

ep
ic

tin
g 

th
e 

ch
ur

ch
 a

nd
 th

e 
m

an
or

 h
ou

se
 o

n 
 th

e 
ea

st
 s

id
e 

of
 th

e 
ro

ad
.

1- 2 The manor house c. 1800 depicted as  
 surrounded by a moat and approached from  
 the south by a bridge. 

1 Engraving by Wall from drawing  
 by J.P. Neale

2 Postcard of Twyford Abbey (nd)

3 Aquatint of Twyford Abbey (nd)

1864 1895

1

1 2

3

2

Key to the Historic Building dates

 1808-1809

 1808-1809 origins but
 much remodelled

 1904-1905

 1914

 1930s

 1960s 

1

3

2

4

Aerial 1924Ordnance Survey, 1914-1915

Ordnance Survey, 1955-1957Twyford Abbey chronology plan
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Twyford has always been a small, sparsely populated parish, 
historically situated in the hundred of Ossulston.  

The first written evidence for a manor at Twyford occurs in the 
Domesday Book of 1086, and the first mention of a manor house on 
the site occurs in 1290. 

In the earlier part of the 15th century there were six tenements in 
Twyford though by the Elizabethan period Twyford had become 
depopulated and the manor house was the only habitation.

The first map to show the buildings at West Twyford is Roque’s Map of 
Middlesex (1757) which indicates two buildings - the church and the 
manor house - on the east side of the road, and two buildings on the 
west side of the road. 

By the time of the Ordnance Surveyor’s drawing (surveyed 1807-
8, published 1822), only two buildings - the church and the manor 
house - are indicated.

The manor house of this era has been depicted in several illustrations 
which show that it was surrounded by a moat and approached from 
the south by a bridge. At this time the front elevation also faced 
south. The manor house was an ‘L’ shaped building with a pitched 
roof and some single storey attached structures. Sources generally 
agree that it was a Georgian re-fronting of an older building.

A map produced in 1800 is the last known record of the manor 
before its radical transformation into the romantic castellated abbey 
we recognise today.

The manor house was being used as a farmhouse when it was 
purchased by Thomas Willan, a successful dairy farmer, in 1806. 

Willan employed the architect William Atkinson to transform the manor 
house into a ‘romantic castellated abbey’. It was at this point that the 
house became known as Twyford Abbey. The grandiose title is a purely 
romantic name without any historical foundation. There is no evidence 
that any monastic or ecclesiastical building has ever stood on the site.

Following its transformation the Abbey was now oriented west 
towards the church. Willan’s expansion included a conservatory in the 
south elevation; a service wing at the east end; stables and a coach 
house positioned around a courtyard on the north side; . a farmhouse 
and two lodges-.: one at the entrance to the drive of the house, and the 
othernear to Hangar Lane Station.  

Thomas Willan lived in the Abbey with his family until he died in 
1828.  The estate was left to his daughter and eventually sold by the 
family to W. H. Allhusen in 1890.  Allhusen lived there for twelve years 
during which time he sold substantial portions of the land leaving 
only eighteen acres by the time he left.  

In 1902 Twyford Abbey was purchased by brothers of the Order of 
St Alexis. The Alexian Brotherhood was founded in the fourteenth 
century during the Black Death with the aim of alleviating human 
misery. At Twyford Abbey The Alexian Brothers’ work was chiefly 
concerned with providing convalescent homes for men and invalid 
gentlemen were received as patients.  

The Architect
William Atkinson (c1773-1839) entered the Royal Academy Schools in 
1796, winning the gold medal the year after.  Primarily a country-house 
architect Atkinson specialised in picturesque Gothic houses - Twyford 
being a typical example of his work.  Notable works include Woburn 
Abbey, Chequers and Eden Castle.

Atkinson was responsible for introducing a new type of Roman cement 
to the London market - known as ‘Atkinson cement’. It was regarded 
as a superior type of Roman cement with component parts of roughly 
about 30% clay and 70% lime. It is highly likely that Twyford Abbey 
- whose exterior was rendered with a coarse cement intended to 
resemble stone - was rendered with Atkinson’s cement.

The Alexian Brothers made a number of significant alterations during 
the years of their ownership. In 1904 and 1905 they built an extension 
on the west front.  This  replicated the existing principal elevation and 
was joined to the original building by a single storey conservatory. 
The extension enabled the Brothers to care for sixty more patients.  

During the War the Brothers vacated the Abbey and it was rented 
by The Guinness Brewery who made an air raid shelter in the cellars 
which was later removed. After the war the Alexian Brothers returned. 
In 1962 a three storey link was added in between the two main 
blocks to provide covered open air wards – this is the front facade we 
see today. At the same time, a large 3 storey extension was added to 
the east of the Abbey to provide additional nursing accommodation.

1 Sheltered walk on west side, c.1930,  
 removed 1961

2 Walled garden (date not known)

3 Entrance Hall c.1910-1920

4 Ceiling of drawing room (date not known)

5 West front (labelled 1946 Air-raid shelter   
 built in 1940, removed 1955) 

6 West front (c 1925)

7 West front c. 1962

8 The garden before 1912
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1. Twyford Abbey retained and 
converted for residential use

2. Demolish 20C additions to  
Twyford Abbey

3. Lodge House retained 

4. Church of St Mary’s 

5. Maintain existing access from 
Twyford Abbey Road

6. New vehicular and pedestrian 
access to serve new enabling 
development

7. Maintain views of Abbey from 
Twyford Abbey Road

8. Vista from new access road

9. Landscaped walled garden

10. New enabling development 
opportunity - built form

11. Demolish outbuilding attached  
to wall

12. New public park –  
‘Twyford Abbey Park’

13. Pedestrian access to park

14. Children’s play area

15. Development mitigate noise  
from North Circular road

Development Masterplan Strategy - Options

1. Protect the existing meadow and 
setting for the listed building

2. Partial demolition and conversion  
of Twyford Abbey for residential use

3. Demolition of existing infill on west 
elevation and 1960’s extension to the 
east

4. Maintain relationship between Abbey 
and Church

5. Reinstate the heart of the 
development – an attractive 
landscaped walled garden

6. Existing meadow to east and     
woodland to the west

Twyford Abbey and walled garden

Option 1 – Radial development

4

1

2

6

3

6 5

Enabling Development: Built form arranged in concentrically around 
walled harden, movement link integrated  

No dwellings: 160  Storey Heights: 3 to 5 storeys 

73

1

24

6

8

5

7

6

6

2
5

6

9
10

10

10

11

12

13

14

10

1015

Key Objectives for redevelopment proposals:

TWYFORD ABBEY
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1. Twyford Abbey retained and 
converted for residential use

2. Demolish 20C additions to  
Twyford Abbey

3. Lodge House retained 

4. Church of St Mary’s 

5. Maintain existing access from 
Twyford Abbey Road

6. New vehicular and pedestrian 
access to serve new enabling 
development

7. Maintain views of Abbey from 
Twyford Abbey Road

8. Vista from new access road

9. Landscaped walled garden

10. New enabling development 
opportunity - built form

11. Demolish outbuilding attached  
to wall

12. New public park – 
‘Twyford Abbey Park’

13. Pedestrian access to park

14. Children’s play area

15. Link to North Circular road

16. Pedestrian links through walled 
garden and Abbey Courtyard

17.  New villas over-looking park land 
potential opportunity to reduce 
storey heights on development 
around walled gardens

1. Twyford Abbey retained and 
converted for residential use

2. Demolish 20C additions to  
Twyford Abbey

3. Lodge House retained 

4. Church of St Mary’s 

5. Maintain existing access from 
Twyford Abbey Road

6. New vehicular and pedestrian 
access to serve new enabling 
development

7. Maintain views of Abbey from 
Twyford Abbey Road

8. Vista from new access road

9. Landscaped walled garden

10. New enabling development 
opportunity - built form

11. Demolish outbuilding attached  
to wall

12. New public park –  
‘Twyford Abbey Park’

13. Pedestrian access to park

14. Children’s play area

15. Link to North Circular road

16. Pedestrian links through walled 
garden and Abbey Courtyard

4

Option 2 – Rectilinear development (with villas)

Built form arranged in concentrically around walled harden, movement 
link integrated

No dwellings: up to 160  Storey Heights: 3 to 5 storeys 

73

1

24

6

6

5
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6

2
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Option 3– Rectilinear development (without villas)

Built form arranged around landscaped courtyards linking  
into walled garden

No dwellings: up to 160  Storey Heights: 3 to 5 storeys 
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5
Existing Abbey Buildings

All historic images are courtesy of the heritage history collection of the London Borough of Ealing

Proposed conversion of ground floor Proposed conversion of first floor

West Front c. 1920s West front (c1925?) West Front c. 1962 showing 1960s additions West Front 1925 

Flat 1

Flat 2

Flat 3

Flat 4

Flat 10

Flat 9

Flat 8

Flat 7Flat 6

Flat 5

N

Landscaped 
Court

Link to courtyard from 
wider development

Glazed 
Link

Proposed restoration and conversion of existing building 
The current proposals on display at this exhibition have been 
developed on the basis of ongoing discussions with Ealing Council, the 
Greater London Authority and English Heritage. 

The amount of development now proposed will be limited; seeking 
to cover the cost of repair and refurbishment of Twyford Abbey, 
together with the regeneration of the grounds and walled garden. 
Twyford Abbey Properties have prepared initial concept masterplan for 
consultation purposes.   

Before preparing further designs and detailed drawings for planning 
submission, Twyford Abbey Properties would first like to receive 
comments and feedback from the local community with regard to the 
draft scheme.

The sketch plans below indicate our preliminary proposals for the 
restoration and conversion of the existing Twyford Abbey buildings. 
The intention is to return the building back to its former glory wherever 
possible by the removal of the most recent unsympathetic additions. 
In particular the 1960s rear extension will be demolished as will the 
3 storey infill building to the western frontage which was added in 
the same period. The latter will be replaced with a narrow glazed link 
recreating a similar appearance to that seen on the 1920s photographs 
below.  

Flat 7 
upper 
levelFlat 17

Flat 16

Flat 18

Flat 19

Flat 20

Flat 21

Flat 15

Flat 14

Flat 13

Flat 12

Flat 22

Flat 23

Flat 24

Flat 25

Second floor over

TWYFORD ABBEY
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6
Summary

What are your views? Your views on the proposed development are important to us and  
we hope that you will either �ll in a feedback form or write to us with 
your comments.

Comments should be sent to Mrs Valerie Scott of CgMs Ltd at:
Morley House 
26 Holborn Viaduct 
London 
EC1A 2AT
or by email to: valerie.scott@cgms.co.uk

For more information or if you would like to submit your comments 
online, please refer to website www.cgms.co.uk/twyfordabbey/dev/  

The photographs below show Twyford Abbey during the early part of 
the 20th Century following its acquisition by the Alexian Brothers and  
as it is now.

The Abbey has been vacant for over twenty years leading to the 
buildings becoming derelict and in a very bad state of repair.  Large  
parts of the upper �oors and the main staircase have collapsed and  
the decorative ceilings and other features of the principal rooms are 
starting to deteriorate badly. English Heritage identify the Abbey as  
a ‘building at risk’.

Twyford Abbey Properties Ltd would like to restore and refurbish this 
once greatly admired romantic country house and to bring it back to its 
former glory.

The cost of this is signi�cant and it is considered that the only way this 
can be achieved is through an enabling development scheme to fund 
the works and to make the scheme viable.  The enabling development 
will be kept to a minimum and will be concentrated on  parts of the site 
assessed as being least sensitive.

We hope that you will be able to support the principles of this proposed 
development.  However, prior to moving forward to preparing a detailed 
scheme we would like to receive your comments and feedback.  

TWYFORD ABBEY
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Registered office: Edge Planning & Development, 38 Northchurch Road, London, N1 4EJ 

VAT Reg No: 979 0523 84 

 

 
Feasibility Appraisal 

 
 

1.0     Purpose, Background and Interim Conclusion  
 

1.1 Purpose 

 

1.2 The purpose of this brief appendix is to provide broad financial information to the Core 

Strategy Examination to assist the Inspector in considering the policy implications 

associated with conservation of the listed buildings on the site comprising Twyford Abbey 

more particularly described in Valerie Scott’s evidence and associated material provided to 

the Planning Inspectorate. 

 
1.3 Background 

 

1.4 The subject site is shown edged red on the site plan extends to an area of 5.4 hectares (14 

acres).  The Abbey building is centrally placed within the site with landscape gardens to the 

west, landscaped pasture to the south and walled gardens to the north.  In the north-

eastern portion of the site is an overgrown meadow. The building which dates from 1807 – 

1809, and known as Twyford Abbey was originally built as a manor house for Thomas 

Williams, has been identified as a Building of Architectural or Historic Interest (Grade II).  

The walled garden is also listed.  

 
1.5 The building complex was bought by the Alexian Brothers in 1902.  It was significantly 

extended in 1904/1905 for use as a convalescent home and later nursing home with further 

extensions in the 1960s.  The Alexian Brothers moved out in 1987 and the building has 

been vacant ever since. 

 

1.6 Twyford Abbey Properties bought the premises in 1996 with the intention to develop the site 

to provide a prestigious hotel and leisure complex.  The grant of planning permission was 

agreed subject to a Section 106 Agreement which was never completed as the proposed 

use as a hotel ceased to be viable some 15 or so years ago.  Since this time Twyford 

Abbey Properties have been investigating the use of the site, including the retention of the 

listed buildings, for other purposes.  Their conclusion is that the only realistic and viable use 

would be for residential purposes. This report seeks to demonstrate that their conclusion is 

correct. 

 
1.7 The listed building is now in poor condition having been vandalised over the 24 years 

during which it has been vacant.  Despite efforts by Twyford Abbey Properties Ltd (TAP) to 

safeguard and conserve the property it is now dilapidated and will require considerable 

expenditure to conserve it and to bring it back into long term economic use.  TAP propose 

to convert the listed building into flats.  This use is considered to be “the highest and best 

use”.  Despite this, the costs of refurbishing the property as assessed by quantity surveyors 

Sawyer & Fisher, indicate in conjunction with advice from Edge Planning & Development 
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LLP, (EPD) that there will be a conservation deficit or shortfall between the completed value 

of the project and the costs of conserving and refurbishing the listed buildings.  This has 

recently been reassessed by EPD and the shortfall has now risen to about £5.24m.  This 

shortfall was also assessed in 2010 by G L Hearn and Partners for Ealing Borough Council 

who were of the opinion at that time that the enabling deficit was about £4.35m.  

Irrespective as to whether EPD or GL Hearn are correct in terms of the absolute value as to 

the amount of the conservation deficit, it will be apparent that there is a substantial and 

significant gap between the completed value of the premises in a refurbished condition 

compared with the costs of bringing the property back into  achieving the refurbishment. 

 

1.8 Interim Conclusion 

  

1.9 The interim conclusion that may be drawn before considering the financial assessment in 

more detail is that has been made is that there is no realistic prospect of the listed building 

being brought back into use, without significant cross subsidy. 

 
1.10 This interim conclusion is reinforced by the marketing of the property that has taken place 

by Drivers Jonas Deloitte (DJD) in 2010 and which has continued on an informal basis for a 

further year.  The DJD Report of 2010, similarly concluded that to the extent that there may 

be some interest in refurbishing the listed buildings, this was contingent upon the need for 

enabling development, to cross subsidise the costs in order that there would be just 

sufficient surplus value from development within the grounds to meet the conservation 

deficit or shortfall. 

 
2    Financial Assessment  

 
2.1 Conservation Deficit 

 

2.2 The intention of this report is not to provide a detailed explanation of the complex financial 

analysis associated with the costs and values of bringing about the rehabilitation of Twyford 

Abbey, but rather to concentrate on the principal issues.  The model which has been 

prepared by EPD is a bespoke financial appraisal model.  Variants of it have been used 

over the years since 1994 when it was first used for enabling development financial 

assessment.  It has been used on many occasions at local plan inquiries, Core Strategy 

EiPs, s78 inquiries and LDF AAP EIPs.  It has been the subject of peer group reviews and 

has been used to facilitate planning gain mediation on behalf of local planning authorities 

and developers at the suggestion of ATLAS. 

 
2.3 In an enabling development context, the first matter to be determined is the quantum of the 

shortfall comparing the developed value of the project compared with the project costs.  If 

there is no shortfall, then the heritage asset is capable of being refurbished without the 

need for any financial assistance through cross subsidy.  If there is a shortfall, the 

magnitude needs to be considered.  In accordance with English Heritage Guidance on 

enabling development1. 

                                                 
1 Enabling Development and the Conservation of Significant Places, English Heritage 2008 
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2.4 The type of development that takes place within the heritage asset may affect value.  There 

is a widespread acknowledgement that there needs to be flexibility as to the appropriate 

land use to which the listed building will be put.  Residential use is frequently the most 

valuable use as it is in this case.  The most valuable use will normally minimise the 

conservation deficit.  This in turn will minimise the amount of enabling development 

required.  Similarly, there needs to be flexibility in connection with selecting the land use 

type in connection with the enabling development.  The objective will normally be to secure 

the minimum amount of development consistent with meeting the deficit.  In this case this is 

considered to be residential development. 

 
2.5 EPD considers that residential use in connection with both the re-use of the listed building 

and enabling development is the best prospect of securing the long term future of the 

heritage asset and providing the least amount of enabling development to meet the 

conservation deficit.  It is noteworthy that in considering the enabling development 

proposition, G L Hearn accepted that the optimum use of the listed building and enabling 

development was probably residential, although thought hotel use may be worthy of 

reconsideration.  

 

2.6 Following the DJD marketing campaign, Ealing Borough Council considered that further 

consideration should be given by the landowners to the possibility of the site being used 

for hotel development.  TAP originally acquired the site for hotel use in 1996, but found 

that at that time that its planning proposals were unviable. The recent report from GVA 

(Appendix *) similarly concludes that in 2011 that this use remains unviable in this location. 

 

2.7 The proposed re-use of the listed building is as flats.  As will be seen from the attached 

appraisal, the expectation is that 25 flats could be provided within the main building with 2 

further flats in curtilage buildings forming part of the estate. It will be evident that the Gross 

Development Value of this part of the development would be about £11.462m.  The costs of 

undertaking the refurbishment together with professional fees, profit and interest are then 

deducted to ascertain whether there is a shortfall.  It should be appreciated that in 

assessing the extent of the shortfall, the costs of land assembly are excluded from the 

assessment. This means that when comparing the bids of parties following marketing of the 

site, to the extent that they too require enabling development, the current site owner should 

theoretically at least be best placed to undertake development as his “bid” would exclude 

any land assembly costs.  

 
2.8 The refurbishment costs in connection with the proposals to bring back into use the listed 

buildings have been prepared on a generic basis by Sawyer and Fisher, Quantity Surveyors 

as at July 2011.  Their earlier refurbishment costs were accepted by G L Hearn and 

Partners.  There was disagreement over the new build costs for housing but the Sawyer 

and Fisher cost estimates have been revised down to £1,453 per sq metre earlier this year. 

 

                                                                                                                                                               
http://www.english-heritage.org.uk/publications/enabling-development-and-the-conservation-of-significant-

places/enablingwebv220080915124334.pdf 
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2.9 Some of the wider landscape and infrastructure costs require apportionment across the 

entire estate to be shared with the new build enabling development. 10% contingency and 

professional fees of 15% have been allowed and profit on cost is assumed to be at 20%.  It 

is further assumed that the development would be completed and sold in 2015. 

 
2.10 Having allowed for interest charges being attracted to the development, the net shortfall or 

conservation deficit is about £5.24m.  

 
2.11 Making good the deficit by enabling development 

 
2.12 As explained, the shortfall or conservation deficit needs to be made good by development 

in the grounds.  Residential use is the optimum means of meeting the deficit as this will 

provide maximum net value compared with other land use typologies which might possibly 

be acceptable in this location.  There are however a variety of residential mixes that can be 

considered.  The most efficient layouts from a financial assessment standpoint will be 

housing schemes as opposed to flats, due to the need to provide common parts and 

service cores in the latter which are relatively expensive to build compared with family 

housing. The housing mix selected for the appraisal provides the following mix: 

 
 

Housing Budget Study 2 H         

              

Unit types          % Unit 

    
Parking Spaces/ 

Garages 
Dwelling 

Units  
Ave size 
m2 

Saleable 
Area m2 mix 

Houses             

3 Bed House 30 
           
30.00  

             
115.0  

            
3,450  40.5% 

4 Bed House 25 
           
25.00  

             
135.0  

            
3,375  33.8% 

5 Bed House 14 
             
7.00  

             
150.0  

            
1,050  9.5% 

Flats             

1 bed flats 0   
                
55.0  

                   
-    0.0% 

2 bed flats 12 
           
12.00  

                
80.0  

                
960  16.2% 

3 bed P/H flats 0 
                  
-    

             
110.0  

                   
-    0.0% 

Parking   81         

Dwellings   
                 
74      100% 

Input Sales area 
total       

            
8,835    
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2.13 As will be seen, this scheme requires 74 dwellings with a combined gross saleable floor 

area of 8,835 m2, to be viable.  The scheme assumes that 10% of the housing, some 880 

m2, will be affordable housing.  In the light of the difficulty of funding affordable housing 

through the HCA, it is assumed that the housing provided will be low cost rental housing at 

80% of market rents, although given the nature of the housing and the need for this to meet 

long term landscape maintenance costs associated with the housing area, it is likely that 

housing associations may find such housing less attractive and may seek payments in lieu.  

This will be a matter for further discussion with the Borough Council by way of pre 

application discussions.  The proposals also assume that the development will meet the 

obligations under the CIL charging schedule, which we assume will be adopted by the time 

these proposals would be approved.  It is further assumed that the scheme would meet 

other planning gain objectives through the contribution of £1,000,000 to as yet unspecified 

community projects including local transport matters.  It will be appreciated that to the 

extent the scheme needs to make more s106 / CIL contributions, the more enabling 

development will be required to meet those contributions in addition to meeting the 

conservation deficit. 

 

2.14 These proposals also include provision for a £500,000 contribution by way of a s106 

“dowry” towards long term maintenance of land which could be used as a public park as 

part of these proposals, thereby meeting part of the draft Core Strategy land use objectives 

for the site.  

 
2.15 The cash-flow appraisal is based on conventional contingencies, professional consultancy 

fees, finance and developer’s return.  It is assumed that the development will be completed 

in 2015. 

 
3    Conclusions 

 
3.1 The financial assessment demonstrates that the only realistic prospect of conserving 

Twyford Abbey is by way of a residential led refurbishment of the listed building complex. 

 

3.2 This will still result in a conservation deficit or shortfall in the order of £4.35m  - £5.24m. 

 
3.3 There are unlikely to be any extraneous sources of development funding available, 

particularly in the light of anticipated public services cuts and austerity measures to meet 

this funding gap. 

 
3.4 Enabling development will therefore be required to meet the deficit. 

 
3.5 Residential development will offer the optimum if not the only means of achieving this 

objective and with the smallest development footprint. 

 
3.6 The extent to which enabling development will be required is also dependent upon the need 

for other planning gain contributions.  The financial appraisal undertaken by EPD assumes 

10% affordable housing, a £1,000,000 contribution to other s106 expectations and a 

contribution of £35 per sq metre, being £314,000, towards Crossrail in accordance with the 

Mayor’s Draft Charging Schedule which will be considered at the EiP in November 2011.  In 
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the event that the planning authorities require more planning gain contributions, this will 

require yet further enabling development.  An appropriate balance needs to be struck. 

 
3.7 Only part of the site will be required for residential enabling development.  The remainder of 

the site could then be brought forward as a public park, thereby meeting in part the policy 

objective of the draft Core Strategy  

 
 

Jeremy Edge BSc FRICS MRTPI 

Partner 

Edge Planning and Development LLP 

6
th
 October 2011 
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Twyford Abbey

London NW10
Tenure Balance -WHOLE SITE OBJECTIVES

Market Housing 90%

Affordable Housing 10%

                           80% Market Rent 100%

                           Social Rent: 60%

                           Equity Share 40%

Conservation Deficit
Twyford Abbey

Enabling Works - Whole scheme

PRP December 2009 scheme

Gross sales receipts - Residential

Total GDV for conversions £11,462,208

Less Development Costs

Pre-construction costs - Sub-total -£                         

Construction Costs and contingency 11,963,873£         

SECTION 106 TOTAL -£                         

Total Development and S106 Costs (excl land acqn costs) 11,963,873£         

Professional Fees 1,794,581£           

Funding fee (0.75% of development costs ) 103,188£              

Marketing and promotion 286,555£              

Development Costs before profit 14,148,197£         

Developer's Return 2,829,639£           

Sub - total Development Costs (excl land acqn costs) 16,977,837£         

Finance 2,182,224-£           

Conservation Deficit -£5,239,029

Enabling Caclulation
Twyford Abbey

Enabling Works - Whole scheme

PRP December 2009 scheme

Gross sales receipts - Residential

Total GDV for conversions and new build £51,883,247

Less Development Costs

Pre-construction costs - Sub-total  (NOT USED) -£                         

Construction Costs and contingency 30,822,974£         

SECTION 106 TOTAL 1,314,265£           

Professional Fees 3,856,469£           

Funding fee (0.75% of development costs ) 269,953£              

Sub-total + marketing and promotion 1,686,206£           

Development Costs before profit 37,949,865£         

Developer's Return 11,925,997£         

Sub- total Development Costs (excluding land acqn costs) 49,875,862£         

Finance 1,312,791-£           

Net Present Value (2010) £501,970

06 October 2011

© Knight Frank 2006 TA Stage 2H Balanced 74 dwellings of which 12 =flats 06.10.2011 10% Mkt Rent AffHo -  CF Summary Page 1
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General and Residential Assumptions Source of assumption / notes:

06/10/2011

RPI (Forecast) 0.00% p.a.

Inflation on Building Costs 0.00% p.a.

Inflation on Housing Sales 0.00% p.a.

Base Rate 0.50% p.a. inactive cell

Credit Interest Rate 3.00% p.a.

Debt Interest Rate 7.25% p.a.

Discount Rate 8.00% p.a.

Tenure Balance -WHOLE SITE OBJECTIVES

Market Housing 90.0%

Affordable Housing 10.0%

                           80% Market Rent 100.0%

                           Social Rent: 60.0%

                           Equity Share 40.0%

Phasing Plan Capacity New Build Housing Percentages

2009 Percentage of total new build

2010 0%

Year 1  2011 0%

Year 2  2012 20%

Year 3  2013 25%

Year 4  2014 35%

Year 5  2015 20%

Total new build 100%
Conversions - Listed Building

Year 5  2015 25 Dwellings Abbey 

Year 5  2015 2 Dwellings Gatehouse and Gardener's Cottage

 average supply per year 27 Dwellings

Conservation only

Year 5  2015 2,314.00 m2 Abbey 

Year 5  2015 64.00 m2 Gatehouse

Year 5  2015 61.00 m2 Gatehouse and Cottage

Total conservation buildings 2,439.00 m2

Phasing Plan Capacity New Build Housing Areas Area m2

2009

2010 0.00 m2

Year 1  2011 0.00 m2

Year 2  2012 1,767.00 m2

Year 3  2013 2,208.75 m2

Year 4  2014 3,092.25 m2

Year 5  2015 1,767.00 m2

Total 8,835.00 m2

Conservation only

Year 5  2015 2,314.00 m2 Abbey 

Year 5  2015 64.00 m2 Gatehouse

Year 5  2015 61.00 m2 Cottage

Total conservation buildings 2,439.00 m2

S106 Contributions (excluding affordable housing)

s106 contributions £1,000,000

Crossrail Levy at £35 m2 on net increase £314,265

Market Housing Unit Sizes Capital Values - Market Housing

Type  GIA

1 bed flats 55. m2/unit £248,646

2 bed flats 80. m2/unit £361,667

3 bed flats 110. m2/unit £651,216

3 Bed House 115. m2/unit £557,032

4 Bed House 135. m2/unit £653,907

5 Bed House 150. m2/unit £726,563

Conversion of Listed Building

2 Bed Flat (Flat 1) 163 m2/unit From PRP

1 Bed Flat (Flat 2) 62 m2/unit From PRP

2 Bed Flat (Flat 3) 97 m2/unit From PRP

1 Bed Flat (Flat 4) 73 m2/unit From PRP

2 Bed Flat (Flat 5) 92 m2/unit From PRP

2 Bed Flat (Flat 6) 86 m2/unit From PRP

3 Bed Flat (Flat 7) 129 m2/unit From PRP

1 Bed Flat (Flat 8) 72 m2/unit From PRP

2 Bed Flat (Flat 9) 76 m2/unit From PRP

2 Bed Flat (Flat 10) 67 m2/unit From PRP

2 Bed Flat (Flat 11) 78 m2/unit From PRP

2 Bed Flat (Flat 12) 102 m2/unit From PRP

TA Stage 2H Balanced 74 dwellings of which 12 =flats 06.10.2011 10% Mkt Rent AffHo - Assumptions Page 1
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2 Bed Flat (Flat 13) 104 m2/unit From PRP

2 Bed Flat (Flat 14) 111 m2/unit From PRP

2 Bed Flat (Flat 15) 121 m2/unit From PRP

1 Bed Flat (Flat 16) 97 m2/unit From PRP

2 Bed Flat (Flat 17) 89 m2/unit From PRP

2 Bed Flat (Flat 18) 103 m2/unit From PRP

2 Bed Flat (Flat 19) 75 m2/unit From PRP

2 Bed Flat (Flat 20) 84 m2/unit From PRP

2 Bed Flat (Flat 21) 87 m2/unit From PRP

2 Bed Flat (Flat 22) 116 m2/unit From PRP

2 Bed Flat (Flat 23) 84 m2/unit From PRP

2 Bed Flat (Flat 24) 87 m2/unit From PRP

1 Bed Flat (Flat 25) 59 m2/unit From PRP

Subtotal 2314 m2/unit From PRP

Gatehouse 64 m2/unit From PRP

Gardener's cottage 61 m2/unit From PRP

Total Listed buildings 2439 m2/unit

Affordable Housing Unit Sizes

Type  GIA

1 bed flat 55. m2/unit From PRP  Housing budget Apr 2011 (Average size)

2 bed flat 80. m2/unit From PRP  Housing budget Apr 2011 (Average size)

3 bed flat 110. m2/unit From PRP  Housing budget Apr 2011 (Average size)

3 Bedroom townhouses 115. m2/unit From PRP  Housing budget Apr 2011 (Average size)

4 Bedroom townhouses 135. m2/unit From PRP  Housing budget Apr 2011 (Average size)

Market Housing Gross Sales Rate

Market Housing sales psf - Flats £420 psf Analysis and email JJE 28.07.2011

Penthouse flats - new build £550 psf JJE 05.08.2011

Market Housing sales psf - Houses £450 psf Analysis and email JJE 28.07.2011

Conversion of Listed Building to high quality flats £438 psf Analysis and email JJE 28.07.2011

Gatehouse £420 psf Analysis and email JJE 28.07.2011

Gardener's cottage £420 psf Analysis and email JJE 28.07.2011

Market Housing sales  including zero new build premium  pms - Flats £4,521 pms

Penthouse flats - new build £5,920 pms

Market Housing sales  including zero new build premium  pms - Houses £4,844 pms

Parking for flats - 1 space per flat at grade £10,000 per space

Parking for houses (1 Space /unit, but 5 bed dwellings have 2 spaces) £0 per space

Comparables May 2010 1 bed unit in Bellway scheme £473.56

2 bed unit in Bellway scheme £362.32

Apartment Efficiency 

80.00%

TA Stage 2H Balanced 74 dwellings of which 12 =flats 06.10.2011 10% Mkt Rent AffHo - Assumptions Page 2
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HOUSING MIXES new build: Based on Saleable area

Input dwelling total 74 Dwellings From Housing Budget Worksheet

1 bed flat 0.00% From Housing Budget Worksheet

2 bed flat 16.22% From Housing Budget Worksheet

3 bed flat 0.00% From Housing Budget Worksheet

3 bed house 40.54% From Housing Budget Worksheet

4 bed house 33.78% From Housing Budget Worksheet

5 bed house 9.46% From Housing Budget Worksheet

Total 100.00% From Housing Budget Worksheet

1 bed flat 55.00 m2

2 bed flat 80.00 m2

3 bed flat 100.00 m2 Larger sizes introduced September 2011

3 bed house 115.00 m2 Larger sizes introduced September 2011

4 bed house 135.00 m2 Larger sizes introduced September 2011

5 bed house 150.00 m2 Larger sizes introduced September 2011

Assume Affordable Housing is 80% Market Rent products Capital Values Annual Rent at yield of:

4.50%

1 bed flats £248,646 £11,189

2 bed flats £361,667 £16,275

3 bed flats £651,216 £29,305

3 Bed House £557,032 £25,066

4 Bed House £653,907 £29,426

5 Bed House £726,563 £32,695

Affordable Rents at 80% of market rents 80.00%

1 bed flats £8,951

2 bed flats £13,020

3 bed flats £23,444

3 Bed House £20,053

4 Bed House £23,541

5 Bed House £26,156

Capital Value of affordable rented products capitalised at 7.00%

1 bed flats £127,875

2 bed flats £186,000

3 bed flats £334,911

3 Bed House £286,474

4 Bed House £336,295

5 Bed House £373,661

Capital Value of affordable rented products  m2

1 bed flats £2,325

2 bed flats £2,325

3 bed flats £3,045

3 Bed House £2,491

4 Bed House £2,491

5 Bed House £2,491

Social Rent - Capital Value per unit

1 bed flat £98,496  David D'Arcy Network Housing Group 10th December 2009

2 bed flat £147,744  David D'Arcy Network Housing Group 10th December 2009

3 bed flat £196,992  David D'Arcy Network Housing Group 10th December 2009

3 bed house 

TA Stage 2H Balanced 74 dwellings of which 12 =flats 06.10.2011 10% Mkt Rent AffHo - Assumptions Page 3
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4 bed house 

5 bed house 

1 bed flat £1,791 pms

2 bed flat £1,847 pms

3 bed flat £0

3 bed house £0

4 bed house £0

5 bed house £0

Shared Ownership - Equity Share (ES) - Capital Value per unit

1 bed flat £ pms  David D'Arcy Network Housing Group 10th December 2009

2 bed flat £ pms  David D'Arcy Network Housing Group 10th December 2009

3 bed flat £ pms  David D'Arcy Network Housing Group 10th December 2009

3 bed house £ pms

4 bed house £ pms

5 bed house 

2 bed flat £153,840

2 bed flat £ pms  David D'Arcy Network Housing Group 10th December 2009

New build cost - flats £1,453 pms As Agreed with team on 12.01.2011 

New build cost - houses £1,453 pms As Agreed with team on 12.01.2011 

Listed building surface parking spaces £2,000

Parking spaces for flats each £3,750 at grade, each

Parking spaces - garages for house development £10,000  each

Land Acquisition Costs

Total land value - assumed base acquisition price £0 £2,500,000 - not used

Agency fees on land acquisition 1.00% not used

Legal fees on land acquisition 0.50% not used

Professional fees

Architect - Refurbishment of Listed Building 8.00% Used in the calculation of conservation deficit

Architect 5.00% Used in the overall scheme

Quantity surveyor 1.75%

Structural engineer 1.75%

Mech/Elec Engineer 1.75%

Project Manager 1.25%

Constr. Des. Management 0.25%

Highway consultancy 0.25%

Conservation scheme 15.00%

Total fees % (Whole scheme) 12.00%

Developers Marketing and promotion - Market Housing

Promotion 1.00% on GDV

Fees on Sales:

Legal fees on sales 0.50%

Agency fees 1.00%

Stamp Duty 3.00%  £250,000 - £500,000

Developers Marketing and promotion - Affordable Housing

Promotion 0.25% on GDV

Fees on Sales:

Legal fees on sales 0.25%

Agency fees 0.25%

Development  Contingency 10.0% NB Sawyer & Fisher suggest 10% minimum

Developers' Return

On costs of conserving the heritage asset 20% On costs

On Market housing 15% On GDV

On shared Equity Housing 10% On GDV

On Social rent Housing 5% On GDV

TA Stage 2H Balanced 74 dwellings of which 12 =flats 06.10.2011 10% Mkt Rent AffHo - Assumptions Page 4
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DATE Totals

06/10/2011 2011 2012 2013 2014 2015

Sequential Years

Year Number 1 2 3 4 5
RPI  forecast 0.00% 0.00% 0.00% 0.00% 0.00%

Inflation on building costs 0.00% 0.00% 0.00% 0.00% 0.00%

Inflation on housing sales 0.00% 0.00% 0.00% 0.00% 0.00%

Base Rate

Gross Development Value (new build & conversions)
Conversion of Listed Building to high quality flats £0 £0 £0 £11,462,208 £11,462,208

Total GDV for conversions £0 £0 £0 £11,462,208 £11,462,208

Total GDV (Cumulative) £0 £0 £0 £11,462,208

Net Development Value £0 £0 £0 £11,462,208 £11,462,208

Pre-construction costs

Land Payments (EXCLUDED)

Agency, Legal fees & SDLT on land acquisition (EXCLUDED) £0

Earlier security costs 

Land holding Finance charges / costs (EXCLUDED)

Surveys, planning + environmental consultancy costs

Pre-construction costs - Sub-total £0 £0 -£                     -£                   -£                   £0

Development Costs 
Construction costs (including preliminaries)

Site security / management charges -£                  -£                     -£                   -£                   

% 0% 100% 0% 0% 0%

Demolitions Cost £325,000 £0 £325,000 £0 £0 £0 325,000£            

% 0% 20% 20% 40% 20% 100%

Repair and conversion of existing Abbey and north and east rear wings Cost £8,574,698 £0 £1,714,940 £1,714,940 £3,429,879 £1,714,940 8,574,698£         

% 0% 0% 0% 0% 30% 30% residue carried by new build

Landscaping Cost 2,788,500 £0 £0 £0 £0 £836,550 836,550£            

Allowance for the repair and conversion of: % 0% 0% 0% 0% 100% 100%

Gatehouse Cost £210,000 £0 £0 £0 £0 £210,000 210,000£            

% 0% 0% 0% 0% 100% 100%

Gardener's Cottage Cost £245,000 £0 £0 £0 £0 £245,000 245,000£            

% 0% 0% 0% 0% 100% 100%

Gardener's Store Cost £175,000 £0 £0 £0 £0 £175,000 175,000£            

% 0% 30% 0% 0% 0% 30%

Underground Drainage Cost £500,000 £0 £150,000 £0 £0 £0 150,000£            

Incoming services mains

Allowances for : % 0% 50% 0% 0% 0% 50% residue carried by new build

New mains Cost £250,000 £0 £125,000 £0 £0 £0 125,000£            

% 0% 50% 50% 0% 0% 100%

Builder's work in connection Cost £150,000 £0 £75,000 £0 £0 £0 75,000£              

% 0% 0% 0% 0% 0% 0%

Electrical sub stations (new build only) Cost £250,000 £0 £0 £0 £0 £0 -£                    

% 0% 0% 0% 40% 0% 40% residue carried by new build

Street & Amenity Llighting Cost £400,000 £0 £0 £0 £160,000 £0 160,000£            

Sub-total £13,868,198 £0 £2,389,940 £1,714,940 £3,589,879 £3,181,490 10,876,248£       

Contingency sum at 10% £1,386,820 £0 £238,994 £171,494 £358,988 £318,149 1,087,625£         

-£                    

Construction Costs and contingency £15,255,018 £0 £2,628,934 £1,886,434 £3,948,867 £3,499,639 11,963,873£       reduction relates to part apportionment to new build

Section 106 Costs (other than affordable housing )

Assume none -£                          -£                -£                  -£                     -£                   -£                   

-£                          -£                -£                  -£                     -£                   -£                   
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SECTION 106 TOTAL - % of assumed contributions -£                          -£                -£                  -£                     -£                   -£                   

Total Development and S106 Costs (excl land acqn costs) £15,255,018 £0 £2,628,934 £1,886,434 £3,948,867 £3,499,639 £11,963,873

Professional Fees 

Architect 8.00% 1,220,401£               -£                210,315£          150,915£             315,909£           279,971£           957,110£            

Quantity surveyor 1.75% 266,963£                  -£                46,006£            33,013£               69,105£             61,244£             209,368£            

Structural engineer 1.75% 266,963£                  -£                46,006£            33,013£               69,105£             61,244£             209,368£            

Mech/Elec Engineer 1.75% 266,963£                  -£                46,006£            33,013£               69,105£             61,244£             209,368£            

Project Manager 1.25% 190,688£                  -£                32,862£            23,580£               49,361£             43,745£             149,548£            

Constr. Des. Management 0.25% 38,138£                    -£                6,572£              4,716£                 9,872£               8,749£               29,910£              

Highway consultancy 0.25% 38,138£                    -£                6,572£              4,716£                 9,872£               8,749£               29,910£              

-£                          -£                -£                  -£                     -£                   -£                   -£                    

Total fees % 15.0% 2,288,253£               -£                394,340£          282,965£             592,330£           524,946£           1,794,581£         

Total Development and Professional Fees £17,543,270 £0 £3,023,274 £2,169,399 £4,541,197 £4,024,584 £13,758,454

Funding fee (0.75% of development costs ) 131,575£                  -£                22,675£            16,270£               34,059£             30,184£             103,188£            

Total Professional Fees & Marketing

Developers Marketing and promotion - Market Housing

Promotion 1.00% on GDV -£                28,656£            28,656£               28,656£             28,656£             114,622£            

Fees on Sales:

Legal fees on sales 0.50% on GDV -£                -£                  -£                     -£                   57,311£             57,311£           

Agency fees 1.00% on GDV -£                -£                  -£                     -£                   114,622£           114,622£         

Sub-total + marketing and promotion -£                28,656£            28,656£               28,656£             200,589£           286,555£         

Sub - total Development Costs before profit -£                3,074,604£       2,214,325£          4,603,912£        4,255,357£        14,148,197£       

Developers' Return on Cost  20% -£                614,921£          442,865£             920,782£           851,071£           2,829,639£         

Sub - total Development Costs (excl land acqn costs) -£                3,689,524£       2,657,190£          5,524,694£        5,106,429£        16,977,837£       

DISCOUNTED CASHFLOW
Sequential Years

Discount Period from December 2009 1 2 3 4 5

TOTAL RECEIPTS £0 £0 £0 £0 11,462,208£      

Site purchase and accrued expenditure, surveys, fees and interest -£                          £0 £0 £0 £0 £0

TOTAL OUTGOINGS (excludingincluding land acqn costs) £0 £3,689,524 £2,657,190 £5,524,694 £5,106,429

BALANCE, LAST PERIOD £0 £0 £3,957,015 £7,093,734 £13,533,264

subtotal £0 £3,689,524 £6,614,204 £12,618,428 £18,639,693

NET CASHFLOW in the period £0 £3,689,524 £6,614,204 £12,618,428 £7,177,485

INTEREST THIS PERIOD £0 £267,491 £479,530 £914,836 £520,368 (£2,182,224)

INTEREST CREDITS THIS PERIOD £0 £0 £0 £0 £0

MOVEMENT DURING PERIOD £0 £3,957,015 £7,093,734 £13,533,264 £7,697,853

DISCOUNT RATE 8.0% 8.0% 8.0% 8.0% 8.0%

DISCOUNTED FIGURES, ANNUALLY £0 -£3,392,503 -£5,631,235 -£9,947,353 -£5,239,029

Net Present Value ( 2010) -£5,239,029
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DATE Totals

06/10/2011 2010 2011 2012 2013 2014 2015

Sequential Years

Year Number 0 1 2 3 4 5

RPI  forecast 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Inflation on building costs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Inflation on housing sales 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Base Rate

Gross Development Value (new build & conversions)
New development programme 0% 0% 20% 25% 35% 20%

Market Housing £0 £0 £7,647,224 £9,559,029 £13,382,641 £7,647,224 £38,236,118

Add Abbey, Gatehouse, Gardenere's cottage and Gardener's store £11,462,208 £11,462,208

80% Market Rental Affordable Housing £0 £0 £436,984 £546,230 £764,722 £436,984 £2,184,921

Add parking spaces 74 £0 £0 £0 £0 £0 £0 £0

Total GDV for New Build and conversions £0 £0 £8,084,208 £10,105,260 £14,147,364 £19,546,416 £51,883,247

Total GDV (Cumulative) £0 £0 £8,084,208 £18,189,467 £32,336,831 £51,883,247

Total GDV for New Build and conversions £0 £0 £8,084,208 £10,105,260 £14,147,364 £19,546,416 £51,883,247

Pre-construction costs
£0

Land Payments NOT USED £2,500,000 £0

Agency, Legal fees & SDLT on land acquisition NOT USED £143,750 £0

Earlier security costs £0

Land holding Finance charges / costs £0

£0

Pre-construction costs - Sub-total  (NOT USED) £2,643,750 -£                  -£                -£                 -£                -£                 -£                 £0

Development Costs 
Construction costs (including preliminaries)

Site security / management charges -£                  -£                -£                 -£                -£                 -£                 £0

% 0% 100% 0% 0% 0% 0% 100%

Demolitions Cost £325,000 £0 £325,000 £0 £0 £0 £0 £325,000

% 0% 10% 20% 40% 20% 10% 100%

Repair and conversion of existing Abbey and north and east rear wings Cost £8,574,698 £0 £857,470 £1,714,940 £3,429,879 £1,714,940 £857,470 £8,574,698

New Buildings % 0% 0% 30% 40% 30% 0% 100%

Underground parking Cost £277,500 £0 £0 £83,250 £111,000 £83,250 £0 £277,500

% 0% 0% 0% 50% 30% 20% 100%

Terrace Construction Cost £187,500 £0 £0 £0 £93,750 £56,250 £37,500 £187,500

% 0% 0% 20% 25% 35% 20% 100%

Apartments Cost £1,604,112 £0 £0 £320,822 £401,028 £561,439 £320,822 £1,604,112

% 0% 0% 20% 25% 35% 20% 100%

Houses Cost £11,442,375 £0 £0 £2,288,475 £2,860,594 £4,004,831 £2,288,475 £11,442,375

£0

% 0% 0% 20% 25% 35% 20%

Parking Cost £762,750 £0 £0 £152,550 £190,688 £266,963 £152,550 £762,750

% 0% 0% 10% 20% 30% 40% 100%

Walkways Cost £915,000 £0 £0 £91,500 £183,000 £274,500 £366,000 £915,000

% 0% 0% 10% 30% 30% 0% 70%  Residue carried by listed building

Landscaping Cost £2,788,500 £0 £0 £278,850 £836,550 £836,550 £0 £1,951,950
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Allowance for the repair and conversion of: % 0% 0% 0% 0% 0% 100% 100%

Gatehouse Cost £210,000 £0 £0 £0 £0 £0 £210,000 £210,000

% 0% 0% 0% 0% 0% 100% 100%

Gardener's Cottage Cost £245,000 £0 £0 £0 £0 £0 £245,000 £245,000

% 0% 0% 0% 0% 0% 100% 100%

Gardener's Store Cost £175,000 £0 £0 £0 £0 £0 £175,000 £175,000

% 0% 50% 50% 0% 0% 0% 100%

Underground Drainage Cost £500,000 £0 £250,000 £250,000 £0 £0 £0 £500,000

Incoming services mains

Allowances for : % 0% 50% 0% 0% 0% 0% 50%  Residue carried by listed building

New mains Cost £250,000 £0 £125,000 £0 £0 £0 £0 £125,000

% 0% 50% 0% 0% 0% 0% 50%  Residue carried by listed building

Builder's work in connection Cost £150,000 £0 £75,000 £0 £0 £0 £0 £75,000

% 0% 50% 50% 0% 0% 0% 100%

Electrical sub stations Cost £250,000 £0 £125,000 £125,000 £0 £0 £0 £250,000

% 0% 0% 20% 20% 30% 30% 100%

Street & Amenity Llighting Cost £400,000 £0 £0 £80,000 £80,000 £120,000 £120,000 £400,000

Sub-total £29,057,435 £0 £1,757,470 £5,385,387 £8,186,488 £7,918,723 £4,772,817 £28,020,885

Contingency sum at 10.0% £2,905,744 £0 £175,747 £538,539 £818,649 £791,872 £477,282 £2,802,089

Construction Costs and contingency £31,963,179 £0 £1,933,217 £5,923,926 £9,005,137 £8,710,595 £5,250,099 £30,822,974

Section 106 Costs (other than affordable housing )

To be agreed with LB Ealing say NIL £1,000,000 £0 £0 £155,815 £194,769 £272,677 £376,738 £1,000,000

Add GLA Crossrail CIL 314,265£        £0 £0 £48,967 £61,209 £85,693 £118,396 £314,265

SECTION 106 TOTAL £1,314,265 £0 £0 £204,783 £255,978 £358,370 £495,134 £1,314,265

Total Development and S106 Costs £33,277,444 £0 £1,933,217 £6,128,708 £9,261,116 £9,068,965 £5,745,233 £32,137,239

Professional Fees 

Architect 5.00% 1,663,872£     -£                  96,661£          306,435£         463,056£        453,448£          287,262£          £1,606,862

Quantity surveyor 1.75% 582,355£        -£                  33,831£          107,252£         162,070£        158,707£          100,542£          £562,402

Structural engineer 1.75% 582,355£        -£                  33,831£          107,252£         162,070£        158,707£          100,542£          £562,402

Mech/Elec Engineer 1.75% 582,355£        -£                  33,831£          107,252£         162,070£        158,707£          100,542£          £562,402

Project Manager 1.25% 415,968£        -£                  24,165£          76,609£           115,764£        113,362£          71,815£            £401,715

Constr. Des. Management 0.25% 83,194£          -£                  4,833£            15,322£           23,153£          22,672£            14,363£            £80,343

Highway consultancy 0.25% 83,194£          -£                  4,833£            15,322£           23,153£          22,672£            14,363£            £80,343

Total fees % 12% 3,993,293£     -£                  231,986£         735,445£         1,111,334£     1,088,276£       689,428£          £3,856,469

£0

Total Development and Professional Fees £37,270,737 £0 £2,165,203 £6,864,153 £10,372,450 £10,157,240 £6,434,661 £35,993,707

Funding fee (0.75% of development costs ) 279,531£        -£                  16,239£          51,481£           77,793£          76,179£            48,260£            £269,953

Total Professional Fees & Marketing

Developers Marketing and promotion - Market Housing

Promotion 1.00% on GDV -£                  -£                129,708£         129,708£        129,708£          129,708£          £518,832

Fees on Sales:

Legal fees on sales 0.50% on GDV -£                  -£                40,421£           50,526£          70,737£            97,732£            £259,416

Agency fees 1.00% -£                  -£                80,842£           101,053£        141,474£          195,464£          £518,832

Developers Marketing and promotion - Affordable Housing

Promotion 0.25% on GDV -£                  -£                20,211£           25,263£          35,368£            48,866£            £129,708
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Fees on Sales:

Legal fees on sales 0.25% -£                  -£                20,211£           25,263£          35,368£            48,866£            £129,708

Agency fees 0.25% -£                  -£                20,211£           25,263£          35,368£            48,866£            £129,708

Sub-total + marketing and promotion -£                  -£                311,603£         357,076£        448,024£          569,502£          £1,686,206

Sub - total Development Costs before profit -£                  2,181,442£      7,227,237£      10,807,319£   10,681,443£     7,052,424£       £37,949,865

Developers' Return 

Heritage Asset -  Return on cost  (from conservation deficit) 20% 442,865£         920,782£        851,071£          2,829,639£       £5,044,358

Market housing on GDV 15% -£                  -£                1,147,084£      1,433,854£     2,007,396£       1,147,084£       £5,735,418

Shared equity housing on GDV 10% -£                  -£                -£                 -£                -£                 1,146,221£       £1,146,221

Social rent Housing on GDV 5% -£                  -£                -£                 -£                -£                 -£                 £0

Total Developer's Return -£                  -£                1,589,948£      2,354,637£     2,858,468£       5,122,944£       £11,925,997

£0

Sub- total Development Costs (excluding land acqn costs) -£                  2,181,442£      8,817,186£      13,161,956£   13,539,911£     12,175,367£     £49,875,862

£0

DISCOUNTED CASHFLOW £0

Sequential Years £0

Discount Period from December 2009 0 1 2 3 4 5 £15

£0

TOTAL RECEIPTS £0 £0 £8,084,208 £10,105,260 £14,147,364 £19,546,416 £51,883,247

£0

TOTAL OUTGOINGS £0 £2,181,442 £8,817,186 £13,161,956 £13,539,911 £12,175,367 -£49,875,862

BALANCE, LAST PERIOD £0 £0 £2,339,596 £3,295,336 £6,812,555 £6,654,972 -£19,102,460

subtotal £0 £2,181,442 £11,156,782 £16,457,292 £20,352,466 £18,830,340 -£68,978,322

NET CASHFLOW in the period £0 £2,181,442 £3,072,574 £6,352,033 £6,205,102 £716,076 -£17,095,075

INTEREST THIS PERIOD £0 £158,155 £222,762 £460,522 £449,870 £0 -£1,291,308

INTEREST CREDITS THIS PERIOD £0 £0 £0 £0 £0 £21,482 £21,482

MOVEMENT DURING PERIOD £0 £2,339,596 £3,295,336 £6,812,555 £6,654,972 £737,558 -£18,364,901

DISCOUNT RATE 8.0% 8.0% 8.0% 8.0% 8.0% 8.0% £0

DISCOUNTED FIGURES, ANNUALLY £0 -£2,166,293 -£2,825,220 -£5,408,026 -£4,891,603 £501,970 -£14,789,172

Net Value

Net Present Value (2010) £501,970
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 2

Instructions 

Drivers Jonas Deloitte received instructions on 28 January 2010 to carry out an independent, extensive 
marketing campaign of Twyford Abbey in Ealing.  The intention was that the campaign would have one of 
two outcomes: 

1. A realistic and credible proposal for the site would be received that could result in a genuine financial 
offer.  The proposal would allow the Abbey to be restored for an appropriate use that retains the 
building and where possible adheres to the policies within the UDP, without the need for enabling 
development.   

2. No realistic or credible offers would be received.  If this is the case, we understand that TAPL will 
use the evidence and audit trail from the marketing campaign as part of a justification to English 
Heritage for a potential alternative use and enabling development. 

An interim marketing report was issued on 20 May 2010 which reported on progress to date. We refer you to 
this report, a copy of which is attached at Appendix B. 

Marketing Preparation 

We produced a four page, colour marketing brochure (attached in Appendix A), which included an overview 
of the opportunity, including a description of the Abbey building and the wider site, details of the site size, 
access, location, accommodation, utilities information and town planning (including information associated 
with the listed status of the Abbey and the walled garden).  The brochure also included details of how to 
arrange a viewing and how to submit an offer.  A copy of the marketing brochure was sent to English 
Heritage and the Local Authority for their comments, prior to the commencement of marketing.   

In addition to the brochure, we collated all of the available technical information and prepared an online 
Information Pack.  This included planning history, various technical surveys, an energy performance 
certificate, floor plans, listing citations, site photographs and a copy of the registered title documents.  

1 Introduction 
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2 Marketing Strategy

Marketing of the site commenced on 19 February 2010, with the erection of the marketing board on the site 
and the distribution of c.300 marketing brochures to parties on our database that we believed the opportunity 
would appeal to, including developers, hotel companies, schools / education providers and care home 
operators. 

Half page colour adverts were placed in the Estates Gazette on 27 February 2010 and 2 weeks later, on 13 
March 2010.  A third, quarter page advert was placed on 24 July 2010.  Adverts also appeared in the Ealing 
Gazette and Ealing Leader.  

A meeting was held with English Heritage and the Local Authority on 26 May 2010 and prior to this on the 20 
May 2010 we submitted an interim marketing report, which is attached in Appendix B.  The main purpose of 
the meeting was to set out the marketing approach and provide a summary of the interested parties at that 
stage.  It was also an opportunity for English Heritage and the Local Authority to comment on the process 
and make any suggestions and recommendations for any further requirements.  We understand that the 
marketing approach was generally acceptable, subject to the following comments: 

 The active marketing campaign prior to requesting proposals and offers should last for at least 6 
months, to comply with the English Heritage’s enabling development guidance. 

 Attempts should also be made to contact parties interested in preserving historic buildings, particularly 
Building Preservation Trusts. 

As a result of the feedback, Twyford Abbey Properties Limited agreed to the marketing timescale and the 
active marketing was continued.  We also contacted the Association for Preservation Trusts (APT), to inform 
them about the property and to ascertain which organisations we should be contacting with marketing 
information. The APT confirmed that the Heritage of London Trust (HOLT) would be the primary organisation 
to contact.  As a result, we spoke to Diane Beattie (Director of HOLT) and provided her with details to ensure 
that the organisation was aware of the site and the opportunity.  In addition to contacting HOLT, we also 
contacted the Society for the Protection of Ancient Buildings, and organised for the property details to be 
uploaded onto their web-based property list.   

Condition of the Property 

The Abbey itself is in a poor condition.  We made bidders aware of the property’s condition and the site was 
presented to the market in its existing condition.   

At the outset of the marketing campaign, we were content that the wider site was sufficiently presentable for 
the purposes of marketing.  The location of the site and the nature of the vacant property has meant that 
parts of the wider site have become overgrown in places and rubbish has accumulated in some areas during 
the course of the year. We recommended to TAPL that the site should be cleared up, and works to improve 
the presentation of the property were undertaken whilst the property was marketed.   

 3
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It should be noted, however, that for a property such as this, where the property is in disrepair, we do not 
believe that investment in ‘cosmetic’ improvement works would significantly affect genuine interest from a 
prospective purchaser. Substantial works are required to bring the property into beneficial use and genuine 
purchasers will realise this.  

Indicative Costs 

During the marketing campaign, we received feedback from a number of parties who were not prepared to 
undertake the due diligence necessary to develop a robust financial offer (and business case), without 
further information regarding the costs of restoring the building.  A number of bidders were not prepared to 
carry out their own due diligence whilst they were in competition, as this would involve significant 
expenditure at risk.  We therefore recommended to TAPL that they should instruct independent cost 
consultants to prepare a detailed cost schedule for the Abbey, which could be provided as an indicative cost 
estimate to bidders.  This approach was agreed with TAPL, as well as with English Heritage and the Local 
Authority.  Since the building could have a number of potential future uses, the costs were split into: 

 A generic repair cost, required to bring the building back to a state of structural repair. 

 An ‘extra-over’ conversion cost for an assumed residential use.  This would obviously change if a 
different scheme or alternative uses were proposed. 

Cost estimates were prepared by Sawyer & Fisher Cost Consultants.  We uploaded the indicative costs to 
the Information Pack website on 13 August 2010, and informed interested parties that the costs were 
available to access.       

Bid Deadline 

When the marketing campaign was launched we invited offers but set no specific deadline for expressions of 
interest and proposals. After four months of marketing we had only received three offers.  We believe that a 
number of parties were unwilling to ‘show their hand’ without an informal tender date being set.  In order to 
encourage parties to submit offers, we therefore recommended that a date for the receipt of offers should be 
provided to the market.   

The date to receive proposals was initially set for 25 August 2010.  This would have allowed a marketing 
campaign of just over 6 months.  However, we wanted to ensure that bidders had sufficient time to consider 
the cost information, prior to submitting proposals. We therefore recommended that the bid date should be 
deferred to 17 September 2010.  This allowed for a 7 month period of active marketing prior to the deadline.   

We wrote to all interested parties on 13 August 2010, to inform them about the revised bid deadline.  Prior to 
17 September, we also telephoned all those parties that requested the further Information Pack to remind 
them about the deadline.   
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3 Interest Expressed in the Site 

Record of Interested Parties 

We have recorded details of all enquires regarding the site, including name, company details (if applicable) 
and contact details.  This has enabled us to contact potential bidders with regular marketing updates.  We 
have also been in regular contact with those parties who have expressed serious interest in the site.  To 
date, we have received 290 requests for particulars and 83 requests for access to the further Information 
Pack on the website.   

Site Visits 

Interested parties who wished to view the property were encouraged to make appointments with Drivers 
Jonas Deloitte. All viewings were accompanied (although it is possible unaccompanied viewings took place 
without our knowledge). Over the course of the marketing campaign, we have carried out 24 site visits on the 
following days: 

 5 parties on 5 March 2010 

 6 parties on 19 March 2010 

 1 party on 30 March 2010 

 4 parties on 1 April 2010 

 1 party on 14 April 2010 

 2 parties on 15 April 2010 

 2 parties on 6 May 2010 

 1 party on 14 June 2010 

 1 party on 14 July 2010 

 1 party on 15 September 2010 
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Summary of Interest Received During the Marketing Campaign 

During the course of the marketing campaign, we have received interest from a range of parties, including 
property companies & housebuilders, private healthcare providers, education and training uses, community / 
leisure uses and hotel operators.  This report only refers to parties who have requested detailed information 
and have shown at least moderate interest in the site or attended a site viewing.   

The majority of the interest received has been from property companies and housebuilders who have been 
looking to acquire the site speculatively in order to redevelop the site and incorporate residential enabling 
development in the grounds.   

In addition to property companies and house-builders, we have received interest from other healthcare, 
education, community and hotel uses.  However, the majority of this interest has been withdrawn.  Appendix 
C includes a list of all of the parties that requested detailed information and Appendix F also includes a brief 
summary of the parties who suggested that they may submit an offer, but subsequently withdrew their 
interest.  

The number of parties who have expressed interest in the property has slowed since our previous marketing 
update on 20 May 2010.  

Ongoing Interest (but no offer submitted) 

A number of parties have suggested that they remain interested in the site but were unable / unwilling to 
submit an offer by the deadline.  A summary of these parties is attached in Appendix E.  

Based on the information received, we consider that those who state they remain interested but are unwilling 
to submit a proposal are unlikely to be credible bidders.  Generally, these parties are acting as agents for 
another interested party and we have not been dealing with the company that would be contracting to 
purchase the property.  The parties appear to be unwilling to spend time or money prepraring a credible 
proposal and offer for the site.  Most of these parties appear to be interested in acquiring the site cheaply, 
and they require a guide price that they can present to their clients.  

London Green, Peter Crosthwaite and Nicholas Baybutt all claim that they are unwilling to submit an offer as 
they do not believe the vendor to be a willing seller.  In London Green’s case this is due to previous 
discussions they have had with the vendor in the past which have not resulted in a sale.  Peter Crosthwaite 
and Nicholas Baybutt both cite discussions with Ealing Council (when the Council has informed them that the 
site is being marketed to satisfy an enabling development argument) as their reason for not submitting an 
offer.  
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4 Offers Received

A week prior to the bid deadline on the 17 September, we wrote to and telephoned all interested parties 
reminding them of the deadline.  We received a total of five offers and proposals.  The offers are attached 
with relevant correspondence in Appendix D and are summarised below: 

1. Salaft Properties Limited - £3,600,000 

Chris Savva of Salaft Properties Ltd viewed the site during the early part of the marketing campaign. He 
submitted the highest bid of £3.6m, but it was originally supported by very little information.  

Following the bid deadline we requested further information regarding the offer and at Mr Savva’s request we 
met with him to discuss this.  We have since received the following further information: 

Use: When we met with Mr Savva, he said he was unsure at present what he would do with the property, 
although had a number of options in mind.  The options include: 

 Converting the property for his own home 

 Converting the property into a hotel 

 Converting the property into residential apartments  

Financial Viability: We have asked whether Mr Savva is able to provide further information in respect of the 
financial assumptions that are being used to support the offer (e.g. estimated gross development value of 
completed scheme, construction costs, professional fees etc).  Mr Savva has confirmed that he is not willing 
to supply this information to the vendor.  He believes that his willingness to exchange contracts within 2 days 
of receiving legal documentation (without any further technical due diligence) demonstrates his commitment 
to proceed, and that this should provide sufficient comfort to the vendor.  He has verbally stated that he does 
not believe that the Sawyer & Fisher estimated costings are realistic and is of the opinion that he would be 
able to refurbish the Abbey for a lesser cost, as he employs ‘direct labour’.  Mr Savva has not confirmed 
whether this is based on consultants’ advice or not, but our impression from conversations to date is that 
scheme proposals and associated financial appraisals have not been prepared to support the offer that has 
been submitted.   

Experience: We have received a letter from Salaft Property’s architects (Smith Lam Architects Ltd) which 
does show that Salaft Properties has experience of development and refurbishment. We understand that the 
company is a family business that has been in operation for 25 years, and that their property portfolio 
produces revenues of £2.3 million per annum.  The majority of experience appears to be the extension and 
refurbishment of of period residential property, alongside new build developments of between 15 and 40 
residential properties.  A number of the projects that have been provided are within Conservation Areas.  
However, the buildings are not described as being listed.  In respect of refurbishments, we have not been 
provided with details as to the original condition of the properties or the extent of works required.   
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Financial security: We have been provided with a letter from HSBC private bank confirming that Salaft 
Properties Ltd have adequate funds in place to complete a transaction at this level.  The 2009 accounts for 
Salaft Properties show net assets of circa £30 million.  We understand that Mr Savva is a member of the 
management team for Salaft Properties, rather than being a Director. 

2. Raban Developments Limited - £3,210,000 

Raban originally offered £2.35m in June 2010.  They have subsequently increased their offer to £3.21m as 
part of the informal tender process.   

Use: Raban Developments Limited wish to use Twyford Abbey as a site for housing homeless people. Their 
aim would be to refurbish the Abbey to accommodate between 170-200 homeless people.  They originally 
suggested that there may be potential to build on the wider site and that some form of enabling development 
would be likely.  However, we understand that their latest appraisal for the site (see below) does not rely on 
this.  They have subsequently confirmed that they are just looking to redevelop the existing Twyford Abbey 
building.  

Financial Viability: Following our request, Raban Developments have provided some financial information.  
However, this is caveated as being a ‘desktop’ approach only, to provide a rough indication of prices.   

 Gross Development Value - £14,500,000.   

This is based on 174 non self-contained temporary housing units within the building.  The landlord 
would receive a rent from the Local Authority of between £160-£475 per week for each unit 
(depending on the level of care that would be provided).  On the basis of £160 per week, this would 
lead to an annual rental of £1,447,680.  This would need to be capitalised at a yield of circa 10% to 
generate the proposed investment value. 

 Construction Costs – not less than £8,000,000 

This is based on an assumed ‘all in’ build cost of £160 per sq ft. They have suggested that the cost 
will be ‘no less’ than £8m.  Raban Developments employ their own direct labour force, which they 
claim reduces costs.  Outside contractors will be employed where necessary. 

 Landscaping and roadway improvement – not less than £950,000  

 Professional fees - £200,000 - £300,000  

 Land acquisition & (associated fees at 5.75%) - £3,394,575 

The phasing is anticipated as being 1 – 1.5 years for planning and 2.5 years for construction.  

On the basis of the figures above, the surplus to cover profit and finance would be £1,955,425.  Without any 
financing cost, this figure would equate to circa 15% on cost.  This would be the minimum that we would 
expect for a project such as this, and most developers would require significantly more to carry out a 
development of this nature.   

Once finance has been taken into account (at say 6.5% over 3.5 years), the majority of this profit will have 
been eroded, leaving a profit of approximately 1.4% on cost.  Other points to note are set out below: 

 No development contingency has been included. 

 No planning costs have been incorporated 

 The allowance for professional fees appears to be exceptionally low, at between 2.5% and 
3.75% of the basic construction cost. 

If £200,000 planning costs are incorporated, along with fees at say 10% and a contingency at 5%, the project 
would make a substantial loss (in excess of £1,000,000).  This analysis is carried out without assessing 
whether the proposed construction costs or investment values are realistic.    

Experience: We have not been provided with a detailed track record from Raban.  However, they have 
provided a list of the properties that they have refurbished over the course of the last 5 years (see Appendix 
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D).  The majority of the experience relates to smaller, listed properties (6,000 sq ft – 24,000 sq ft) which have 
been converted from offices / care homes and warehouses, to residential apartments.  Raban have 
confirmed that they currently control 300 homeless units.   

Financial security: The Raban Group itself has a poor financial position.  The holding company is classified 
as ‘maximum risk’ within an Experian Company Risk Report.  However, we understand that Raban are 
backed by Sunley Group, which has a stronger reputation and financial standing.  Raban have confirmed 
that Sunley would provide the capital to purchase the site.   

The contracting party would either be Sunley, or an SPV comprising Sunley and Raban as joint venture 
partners.  James Sunley of the Sunley Group has provided written confirmation that they are committed to 
the acquisition and the project.   

3. Maxam Property (UK) Limited - £2,000,000 

Use: Maxam Property are acting on behalf of an undisclosed hotel operator, whose aim is to acquire the site 
for development as one of their own hotels.  We understand that a spa hotel is proposed.  Maxam are 
unwilling to release details of operator prior to being selected as a preferred purchaser, as they are 
facilitating the deal and have no contractual relationship at this stage.  We are informed that the hotel 
operator have an excellent covenant and that the operator would be funding the acquisition itself (as owner 
occupier).  

Maxam state that enabling development would be required to fund refurbishment of the Abbey. The aim 
would be to refurbish the Abbey to provide an 80 bedroom hotel, and build 14 new houses elsewhere on the 
site (this has now reduced from the 20 houses that were originally proposed within their offer letter).   

A two to three month due diligence period would be required before exchange of contracts. They would 
require discussions with the planning authority to ascertain whether residential enabling development would 
be possible.  Corroboration of the QS and engineers reports would also be required, along with and further 
condition surveys. 

Financial Viability: 

We requested a full breakdown of Maxam Property’s appraisal.  However, they are only able / prepared to 
provide a summary breakdown of the anticipated financial appraisal.  This is set out below: 

 Gross Development Value  (Hotel):   £15,000,000 (£187,500 capital value per room) 

(Residential):  £5,500,000 (£393,000 – average value per unit)  

Total:   £20,500,000 

 Gross Costs (including land & finance): £17,500,000 

 Gross Costs (excluding land):  £15,500,000 

 Profit:     £3,000,000 (equating to circa 17% on cost) 

A further breakdown of floor areas and assumptions has been requested, but this has not been received.  
We understand that Maxam have referred to the costings within the information pack in order to compile their 
own cost estimate.  However, it is difficult to interrogate their appraisal further without receiving greater 
clarity regarding their assumptions.  

Experience: We are aware of Maxam Property as a company.  They acquired the General Lying In Hospital 
at Waterloo in 2008 for £11 million, and are currently managing its development to provide a 236 bed hotel 
for Premier Inn.  The hospital building is a high profile, Grade II listed building in Central London.  We 
understand that a contract has been agreed with Sisk Contractors and building work is due to begin 
imminently.   
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Financial security: At this stage, we are unable to provide details of the hotel that would be acquiring the 
property.  Maxam would require a non disclosure / non–treat agreement before these details are released.  

4. City & Country Limited - £500,000 

City & Country are an Essex based company.  They do have experience in restoring listed buildings and 
carrying out conversions.  They originally made an offer in May 2010 and have recently resubmitted their bid 
as part of the informal tender process. 

Use: We understand that City & Country are considering a residential conversion of the Twyford Abbey 
building into apartments and additional residential development within the grounds.  However, specific uses 
have not been confirmed in writing and they wish to keep their options open at this stage.   

Financial Viability: At present, City & Country are not prepared to provide any details of their proposals or the 
associated financial appraisals.  They have stated that the offer is “at a level that we are prepared to take the 
risk that a workable solution can be found for the site”.  It would appear that they are prepared to spend 
£500,000 in order to secure the site and would then spend time and money developing detailed proposals.  
They have commented that enabling development would be required and that they would take the risk on the 
planning to achieve this.   

Experience: City & Country have experience of dealing with properties of this nature.  They are currently 
involved with ‘The Galleries’ in Brentwood, which is a development of 233 residential units (part new build / 
part conversion) within the grounds of an existing Grade II listed former hospital building.  They have also 
recently purchased MOD Caversfield in Bicester from Defence Estates, which comprises 150,000 sq ft of 
Grade II listed buildings.   

Financial Security: No proof of funding has been supplied but they state that any purchase would be in cash.   

5. John Zylinski – 10% of the equity associated with the Completed Development  

John Zylinski owns and runs an events venue near to Twyford Abbey called The White House, London.  This 
is a former 1930s building that he has converted into a mock Georgian palace.  We understand that the 
property is now used primarily as a wedding venue.   

John Zylinski has not offered an unconditional sum for the property.  Instead, he is suggesting a joint 
venture, where Twyford Abbey Properties Limited would retain 10% of the equity, and John Zylinski would 
provide the capital investment and planning expertise to create an investment generating £10 million per 
annum. 

Use: We understand that the proposals for the Twyford Abbey building would include three large venue halls, 
one of which would be an opera house.  A hotel would then occupy the upper floors.  Mr Zylinski is 
suggesting that a marquee with capacity for 1000 people would be needed as a temporary use within the 
grounds, along with advertising hoarding.  These uses would generate the revenue required to carry out the 
refurbishment of the main building.   

Financial Viability: We understand that John Zylinski is anticipating financing the refurbishment works for the 
main building by obtaining temporary enabling planning permission for the marquee and advertising 
hoardings.  He believes that these projects will generate a profit of £2 million per annum.  Building works 
could start within 3 years and would last 24 months.  From this proposal, it appears that he is suggesting a 
total project cost requirement of £10 million (using 5 years worth of revenue from the temporary space).  This 
analysis excludes planning costs or costs associated with setting up the marquee business.  Once complete, 
Mr Zylinski estimates that Twyford Abbey will generate £10 million per annum.   He has not provided any 
further details as to how this figure has been calculated.   
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Experience: John Zylinski has carried out an extensive refurbishment of ‘The White House’ in Ealing.  We 
understand that the property was purchased in circa 2003 and that it has been incrementally refurbished 
over the course of the last 7 years.  The idea was to recreate a late 18th / early 19th century Eastern 
European Palace, with the outside faced in stucco, and ridged with Corinthian columns.  Despite initial 
oppostion from surrounding residential owners, the Local Authority backed the proposals and supported Mr 
Zylinski in his efforts. 

Financial Security: No details have been provided regarding the proposed structure of the joint venture, but 
Twyford Abbey Properties would effectively be selling 90% of the equity with no guarantee that the plans for 
the site will become a reality.  There is no up front, unconditional payment proposed, and we understand that 
Mr Zylinski does not currently have the capital to carry out the refubishment.      

Unfortunately, we received an email from Mr Zylinski on 28 September 2010, stating that he would be 
withdrawing his offer for Twyford Abbey, as he had been told that the marketing campaign was being used to 
support an enabling development argument.  From further discussions, Mr Zylinski has suggested that the 
information was received from English Heritage and/or Ealing Council.  We informed Mr Zylinski that we are 
acting as independent marketing agents and that our client is willing to entertain offers.  Whilst Mr Zylinski 
has not re-instated his offer, he has confirmed he has been invited to attend a meeting with Noel Rutherford 
(Head of Planning) to discuss his proposals for the site in the first week of November 2010.    
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5 Conclusions & Recommendations

We provide the following comments in respect of the offers that have been received: 

A Decision to Proceed with a Disposal  

If Twyford Abbey Properties Limited wishes to proceed with a disposal of the property, we would recommend 
that the Salaft Properties offer of £3.6m should be pursued, as it is the highest financial offer.   

There is a high risk that the transaction would not proceed at the level that has been offered.  The company 
is relatively unknown.  Furthermore, there has been significant reluctance to provide information regarding 
their plans for the site.  We have doubts as to whether Salaft Properties have carried out the necessary due 
diligence to formulate a scheme and associated financial appraisals.  We would expect that Salaft would 
wish to carry out this work prior to entering into an unconditional contract and consequently, there is a risk 
that they will seek to renegotiate the price, once this work has been completed. 

However, despite the risks set out above, Salaft has confirmed on several ocassions that it would be willing 
to exchange unconditional contracts within 2 days of receiving all of the legal documentation.  If the offer was 
acceptable to Twyford Abbey Properties Limited, we would suggest that they are given an opportunity to 
perform.   

If Salaft Properties fails to perform, Twyford Abbey Properties Limited could fall back on the second highest 
offer of £3,210,000 from Raban Developments.   

The offers from Maxam Properties and City & Country are significantly lower, at £2.0m and £0.5m 
respectively.  These offers are therefore less attractive from a financial perspective.   

We assume that a joint venture with John Zylinksi would not be of interest to the vendor, particularly as the 
financial case that has been put forward has little associated information to support it.  At the current time, 
the offer has also been withdrawn.   

A Decision to Proceed with an Enabling Development proposal  

If Twyford Abbey Properties Limited decides not to accept any of the offers and proceed with an enabling 
development argument, we would make the following comments in respect of the various offers: 

Salaft Properties: Mr Savva has suggested that the site could be used for various alternative uses.  Despite 
a number of requests, he has decided not to provide any details of the proposed scheme, or its associated 
finances.  We are therefore not in a position to comment definitively as to whether his proposals would meet 
English Heritage’s aspirations and the enabling development guidance.  However, having received so little 
information regarding scheme proposals and viability, he has not demonstrated that a scheme could be 
delivered without enabling development, that would allow Twyford Abbey to continue in its existing use or a 
compatible alternative use.   
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Raban Developments: We are uncertain as to whether Raban’s proposal for a homeless facility would be 
viewed as a compatible alternative use for the building by the Planning Authority.  However, setting aside  
planning issues, the financial proposals that have been provided appear to create a situation where Raban 
would achieve almost no profit.  Also, all of the costs are presented as minimum costs and there appear to 
be some significant costs omitted from the appraisal.  As a result, we suspect that once further due diligence 
is carried out, some form of enabling development will be required to allow the development to proceed.   

Maxam Properties: It is difficult to comment on the credibility of this offer without having clarity as to the 
identity of the hotel operator that would be purchasing the property.  However, putting this issue to one side, 
we would envisage that a hotel use for the main Abbey building is likely to be acceptable to the Local 
Authority as a ‘compatible use’.  However, there are two points to note: 

a) The viability of the proposal needs to be assessed.  We would recommemend that a hotel valuation 
needs to be carried out to assess whether the proposed 80 bed scheme is likely to achieve a gross 
development value of £15.5 million, and to ascertain whether the proposed costings are realistic.  
This will help to determine whether the proposals are financially viable. 

b) The developer has stated that there is a need for residential enabling development fronting Twyford 
Abbey Road.  If the site was sold to Maxam or the associated hotel operator, a ‘circular’ enabling 
development process would be created, where Maxam would need to provide its own marketing 
evidence in order to proceed with the proposal.  Our understanding from our meeting with English 
Heritage in May 2010 is that the purpose of the marketing should be to establish whether interested 
parties can create viable proposals without enabling development.  The alternative would lead to a 
situation where the site is continually passed between developers.  Meanwhile, the building will 
continue to deteriorate.   

City & Country: City & Country have chosen not to provide us with any information regarding the proposals 
for the site and it is therefore difficult to make any meaningful comments as to whether their proposals would 
be viable.  However, their view is that enabling development would be required in order to allow the building 
to be brought back into a compatible alternative use.  This is demonstrated in the following extracts from 
correspondence that we have received.   

“City & Country have many years experience in the development of listed buildings in sensitive 
locations and in particular, dealing with enabling development applications to facilitate the restoration 
of these buildings.”  

“At present we have not yet decided on our detailed proposal for the above site. Primarily we would 
aim for a residential scheme based on an enabling development argument.” 

John Zylinski: The proposal from John Zylinski is a joint venture and provides no certainty regarding funding 
for the project or future equity.  In terms of setting this proposal against the enabling developmet guidance, 
we do not believe that the proposal would reflect a sale at a ‘reasonable price’.  Mr Zylinski does not currenly 
have the funding to proceed with the refurbishment of the Twyford Abbey building and we have not been 
provided with any details reflecting the proposed Business Plan to raise the necessary investment capital. At 
this stage, we are also unclear as to whether the proposals would be supported from a planning perspective.   

Other interest: Of the parties who claim that they are still interested but have not submitted a bid, a number 
were put off by conversations with English Heritage or Ealing Council, from which they understand that the 
marketing campaign was to prove an enabling development argument.  We believe that if the remaining ‘still 
interested’ parties were serious about the site, they would have also submitted bids by the deadline.  In 
addition, the majority of this interest was from property development companies who were proposing some 
form of enabling development.  
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Summary Position 

If Twyford Abbey Properties Limited wishes to dispose of the property following the marketing campaign, 
Salaft Properties has offered the highest price and we would suggest that they are selected as preferred 
purchaser and given an opportunity to perform.  

From an enabling development perspective, we do not consider that any of the interested parties have 
successfully demonstrated that their proposals for the site would allow the Abbey to be restored for a 
compatible use, without the need for enabling development.  Based on the information received from 
bidders, we consider that Twyford Abbey Properties Ltd could decide to progress an enabling development 
argument for the site, if they chose to do so.  In particular, we would note the following: 

 We are not confident that Salaft Properties or Raban Developments have carried out sufficient financial 
due diligence to support a realistic and credible proposal.  Neither of the bidders are prepared to provide 
any more information.  

 Maxam Properties and City & Country have confirmed that enabling development would be required to 
allow their proposals to proceed.  

 John Zylinski has withdrawn his offer.  If it were to be reinstated, we do not consider that a joint venture 
proposal (with no certainty of funding) would be considered to represent a ‘realistic price’ for the 
property.   

We trust that this report provides adequate information for you to proceed with selecting a preferred 
purchaser, should you choose to dispose of the property.  If you decide not to proceed with a disposal and 
wish to put forward an enabling development argument in respect of the property, we would suggest that the 
results of the marketing campaign are discussed with English Heritage and the Local Authority, to gain their 
views regarding the interest that has been received.  

  
 

Drivers Jonas Deloitte 

3 November 2010
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METHOD OF SALE 
Unconditional offers are invited for the freehold of the Twyford Abbey site, clearly stating the proposed use and intentions for the property. 
Offers should be submitted in writing to Ben Tate at Drivers Jonas Deloitte, Athene Place, 66 Shoe Lane, London, EC4A 3BQ. The vendors will 
only evaluate bids which are supported with information concerning the bidder’s proposals for the site. Any conditions should be clearly stated, 
along with the necessary steps and timescales to discharge them.  
 

 
FURTHER INFORMATION 
An Information Pack is available in digital format. To gain access to this, please email: twyfordabbey@djdeloitte.co.uk. Please write ‘Twyford 
Abbey further information’ in the title of your email and provide your name, company name and telephone number. 
The Information Pack includes: 
• Existing Floor Plans              • Title Information 
• Town Planning History              • Listing Citations 
• Historic Buildings Assessment              • Building Survey Report 
• Ecological Survey              • Utilities Plans 
• Energy Performance Certificate              • Asbestos Survey 
• Archaeological Survey              • Topographical Survey 
• Tree Survey              • Further Site Photographs 
 

ENQUIRIES 
Charles Cleal -     020 7303 3121      ccleal@djdeloitte.co.uk 
Ben Tate -    020 7303 4034      btate@djdeloitte.co.uk  
 
 
 
 

Important Notice: Drivers Jonas Deloitte for itself and for the vendors or lessors of this property for whom it acts, gives notice that the sole purpose of these particulars is to provide outline information on this property to prospective purchasers 
or tenants (as applicable), who are solely responsible for making their own investigations and seeking independent advice, including the costs of doing so, and forming their own view as to the condition of the property, its fitness for their 
requirements and the accuracy and completeness of the statements herein. These particulars do not constitute any recommendation or offer to enter into any contract regarding this property. Drivers Jonas Deloitte does not guarantee the 
accuracy or completeness of any description, dimensions, references to condition, necessary permissions for use and occupation and other details contained herein, and prospective purchasers or tenants must not rely on them as statements of 
fact or representations. Rents quoted in these particulars may be subject to VAT in addition. Neither Drivers Jonas Deloitte nor the vendors or lessors of this property accepts any liability or responsibility (whether in negligence or otherwise) for 
any loss arising from using or relying on these particulars. Any reference herein to any plant, machinery, equipment, services, fixtures or fittings at the property shall not constitute a representation (unless otherwise expressly stated) as to its state 
or condition or that it is capable of fulfilling its intended function. Neither Drivers Jonas Deloitte nor any of its partners, employees or agents has any authority to make, and does not make, any representation or warranty, or to enter into any 
contract, in relation to the property. 
In this document references to Deloitte or Drivers Jonas Deloitte are references to Deloitte LLP, the United Kingdom member firm of Deloitte Touche Tohmatsu (‘DTT’), a Swiss Verein, whose member firms are legally separate and independent 
entities. See www.deloitte.co.uk/about for a detailed description of the legal structure of DTT and its member firms. 
 
Printed by PS2 Digital Imaging www.ps2-digital.co.uk 

 

 

 

 

Offers Invited 

TWYFORD ABBEY  
TWYFORD ABBEY ROAD, EALING, LONDON NW10 7DP 
 

FREEHOLD FORMER NURSING HOME, SUITABLE FOR EXISTING USE (C2) OR 
OTHER USES (SUBJECT TO PLANNING) 
 

APPROXIMATELY 5.4 HECTARES (13.3 ACRES) 

Athene Place, 66 Shoe Lane, London EC4A 3BQ 53



Twyford Abbey 

ACCESS 
The main vehicular and pedestrian entrance to the site is from Twyford 
Abbey Road through a gated access with a lodge. There is a second 
entrance to the east, also off Twyford Abbey Road. 
 
SITE DESCRIPTION 
The site extends to approximately 5.4 hectares (13.3 acres). The Abbey 
is centrally located within the wider site and there is a large, walled 
garden directly to the north of the Abbey building. There are also 
several smaller outbuildings. There is an area of mature woodland to 
the west of the site, with open pasture to the south. Overall the site is 
reasonably level, with a small drop from the south of the site to the 
north of the site. 
 
Twyford Abbey was built in the early 1800s by the architect William 
Atkinson, and the building stands partly over an earlier moated site 
with medieval origins. The building was originally built as a manor 
house and was used as a single family dwelling until 1902. It was then 
purchased by the Alexian Brothers and was used as a nursing home 
until it closed in 1988.  
 
The Alexian Brothers made a number of significant alterations to the 
building during their ownership, including a two storey extension to 
the west front, which was joined to the original building by a single 
storey conservatory. They also constructed three storey wings to the 
north and east to create an enclosed courtyard in the centre of the 
complex. In 1962, a three storey addition was built between the two 
blocks to provide covered open-air wards. A large three storey 
extension was also constructed to the east of the Abbey to provide 
further nursing accommodation.  
 
Twyford Abbey has been vacant since the closure of the nursing home 
in 1988 and is now in a poor state of repair.  

Twyford Abbey, Twyford Abbey Road, London

For indicative purposes only

Ordnance Survey  © Crown Copyright 2010. All rights reserved. 
Licence number 100020449. Plotted Scale -  1:35000

 

 
SERVICES 
Existing utilities plans are provided as part of the online Information 
Pack. Prospective purchasers should satisfy themselves as to the 
suitability of existing services by making their own enquiries with the 
statutory undertakers. 

 
TENURE 
The site is owned freehold and is offered with vacant possession. 
Further title information is available within the online Information 
Pack. 
 

TOWN PLANNING  
The site lies within the administrative jurisdiction of the London 
Borough of Ealing. Current planning policy is set out within the Ealing 
Unitary Development Plan (UDP), adopted in October 2004. However, 
the Local Authority is also in the process of preparing their Local 
Development Framework (LDF).  
 
Twyford Abbey and the associated walled garden are classified as 
being Grade II listed. The site is allocated as Metropolitan Open Land 
within the UDP. In addition, it is identified as Heritage Land and is 
within an Area of Archaeological Interest. It is a Proposal Site allocated 
for community, educational or hotel use in an open landscaped 
setting. The site, excluding the Abbey and walled garden, is also 
identified as a Site of Metropolitan and Local Importance for Nature 
Conservation, and there is a Tree Preservation Order (LBE No. 52) 
which covers all the trees on the site. 
 
There have been a number of planning applications on the site for 
residential, hotel and leisure uses. A detailed town planning history 
can be found within the online Information Pack.  Boro Const, 
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THE OPPORTUNITY 
Offers are invited for existing C2 use, or other uses (subject to 
planning).  
 
LOCATION 
The property lies within the Park Royal area of north west London, in 
the London Borough of Ealing.  
 
The site is bounded by the North Circular (A406) and the River Brent to 
the north, and Twyford Abbey Road to the south. There are residential 
properties along Brentmead Gardens to the west and Iveagh Avenue 
to the east. Further to the south and east lie the Park Royal Industrial 
and Business Parks and Central Middlesex Hospital. Nearby centres 
include Wembley to the north west, Ealing to the south west and 
Harlesden to the east. 
 

The site benefits from excellent road communications, with easy 
access to the M1, M40 and M4 motorways. The site is approximately 
1 km (0.6 miles) to the north east of Hanger Lane underground 
station, which provides access to the Central Line (journey time to 
central London approximately 30 minutes). Park Royal underground 
station is situated approximately 1.8 km (1.1 miles) south of Twyford 
Abbey and provides access to the Piccadilly Line. Stonebridge Park 
station is approximately 2.6 km (1.6 miles) to the north east, and is 
served by London Overground and the Bakerloo Line. Local buses 
operate along Twyford Abbey Road. Hanger Lane is also a major bus 
terminus providing access into central London. 

ACCOMMODATION 
The main Abbey building provides accommodation over the 
basement, ground and two upper floors. The 1960s rear extension 
provides accommodation over the ground and two upper floors. 
The following floor areas are measured ‘off plan’ and prospective 
purchasers should satisfy themselves regarding the accuracy of the 
building areas prior to purchase.  
 
 

ENERGY PERFORMANCE 
Twyford Abbey has a current Energy Performance Assessment Rating 
of ‘G’. A copy of the Energy Performance Certificate is available within 
the online Information Pack.  
 
 

VIEWINGS 
Viewings must be made by appointment and must be accompanied. A 
number of open days will be arranged to allow access to the site. 
These can be booked through the online Information Pack. 
 
 

 

Accommodation 

The main Abbey building provides accommodation over the basement, ground and two upper 

floors. The 1960’s rear extension provides accommodation over the ground and two upper 

floors. The following floor areas are ‘off plan’ measurements, and prospective purchasers 

should satisfy themselves regarding the accuracy of the building areas prior to purchase.   

 
 Main Abbey (GIA) 1960s Rear Extension (GIA) 

Basement 4,252 sq ft (395 sq m) - 

Ground  15,220 sq ft (1,414 sq m) 3,530 sq ft (328 sq m) 

First 15,360 sq ft (1,427 sq m) 3,400 sq ft (316 sq m) 

Second 5,887 sq ft (547 sq m) 3,400 sq ft (316 sq m) 

Total 40,719 sq ft (3,783 sq m) 10,330 sq ft (960 sq m) 

 

Services 

Existing utilities company plans are provided as part of the online Information Pack.  

Prospective purchasers should satisfy themselves as to the suitability of existing services by 

making their own enquiries with the statutory undertakers. 

 

Tenure 

The site is owned freehold and is offered with vacant possession.  Further title information is 

available within the online Information Pack. 

 

Town Planning  

The site lies within the administrative jurisdiction of the London Borough of Ealing.  Current 

planning policy is set out within the in the Ealing Unitary Development Plan (UDP), adopted in 

October 2004.  However, the Local Authority is also in the process of preparing their Local 

Development Framework (LDF).  Twyford Abbey and the associated walled garden are 

classified as being Grade II listed.  The site is allocated as Metropolitan Open Land within the 

UDP.  In addition, it is identified as Heritage Land and is within an Area of Archaeological 

Interest.  It is a Proposal Site allocated for community, educational or hotel use in an open 

landscaped setting. The site, excluding the Abbey and walled garden, is also identified as a 

Site of Metropolitan and Local Importance for Nature Conservation, and there is a Tree 

Preservation Order (LBE No. 52) which covers all the trees on the site. 

 

There have been a number of planning applications on the site for residential, hotel and 

leisure uses.  A detailed town planning history can be found within the online Information 

Pack.  

 

Energy Performance 

Twyford Abbey has a current Energy Performance Assessment Rating of ‘G’.  A copy of the 

Energy Performance Certificate is available within the online Information Pack.   

 

 

Ordnance Survey © Crown Copyright 2010. Licence number 100020449. Ordnance Survey © Crown Copyright 2010. Licence number 100020449. 
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 Jeremy Edge 

Twyford Abbey Properties Ltd  

C/O Jeremy Edge Esq 

Edge Planning & Development 

38 Northchurch Road 

LONDON  

N1 4EJ 

 

 

Drivers Jonas Deloitte 
85 King William Street 
London 
EC4N 7BL 
Tel 020 7896 8000 
Fax 020 7896 8001 
www.djdeloitte.co.uk 
 
Direct: +44 (0) 20 7896 7742 
Direct Fax: +44 (0) 20 7896 8002 
btate@djdeloitte.co.uk 

   

 20 May 2010  

 Our Ref: 072018  

   

 
Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675 and its  
registered office at 2 New Street Square, London EC4A 3BZ, United Kingdom. 
 
Drivers Jonas Deloitte is a trading name of Deloitte LLP, which is the United Kingdom member firm of Deloitte Touche Tohmatsu 
(‘DTT’), a Swiss Verein, whose member firms are legally separate and independent entities. Please see www.deloitte.co.uk/about 
for a detailed description of the legal structure of DTT and its member firms. Drivers Jonas Deloitte is regulated by RICS. 

Member of Deloitte Touche Tohmatsu 

  

Dear Jeremy 

TWYFORD ABBEY - MARKETING UPDATE 

I write with an update in respect of the marketing that is being carried out at the above property, along 

with recommended strategy moving forward.   

We began marketing the site on 19 February 2010, with the placement of the marketing board on the site 

and the distribution of marketing particulars to parties on our database that we believed the opportunity 

would appeal to, including developers, hotel companies, schools / education providers and care home 

operators.   

A half page colour advert was placed within the Estates Gazette on 27 February 2010.  A second half 

page colour advert appeared 2 weeks later, on 13 March 2010.  Adverts also appeared in the Ealing 

Gazette and Ealing Leader.   

Particulars Requests  

In addition to the original mailout, to date we have sent a further 228 sets of particulars to parties that 

have requested information from the Twyford Abbey brochure line and email address.  

Further Information  

To date, we have received 49 requests for access to the further information on the bespoke Twyford 

Abbey website.  A breakdown of the interest is summarised below.  A detailed spreadsheet is also 

attached.   
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Agents & Property Companies 19 

House Builders 6 

Private Healthcare Providers  10 

Education & Training Uses 5 

Community & Leisure  5 

Hotel Operators 0 

Other / Unknown 4 

Total 49 

 

Site Visits 

We have carried out 21 site visits on seven days  

§ 5 parties on 5 March 2010 

§ 6 parties on 19 March 2010 

§ 1 party on 30 March 2010 

§ 4 parties on 1 April 2010 

§ 1 party on 14 April 2010 

§ 2 parties on 15 April 2010 

§ 2 parties on 6 May 2010 

Summary of Current Interest 

We have received two offers to date.   

1. The first was for £900,000 from a private individual (Mrs Joy Etumnu), received on 8 April 2010.  

This came in email format with no accompanying information.  We wrote to Mrs Etumnu on 12 

April, asking for more details to be provided.  Following a telephone conversation, we learned that 

Mrs Etumnu had no funding in place and her experience was limited to one small scale 

refurbishment project.  She also suggested that she believed that the refurbishment works would 

cost in the region of £200,000.  The offer was withdrawn in writing on 19 May 2010.  
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2. The second offer is an unconditional offer for £500,000 from City and Country, received on 12 

May 2010.  City and Country are a family-run business that specialise in restoring and converting 

historic properties, primarily into residential use.  We have not received detailed proposals and 

have therefore written to request further information.  From telephone conversations, we 

understand that City and Country would look to obtain a residential consent including enabling 

development within the grounds.   

In addition to the two offers, we have seen a significant amount of interest in the site, from a wide range 

of organisations.  However, we have recently contacted those parties that requested further information 

and the majority have confirmed that they are no longer interested in the site (see attached schedule).   

As can be seen from the table above, the majority of the interest has been from property companies and 

housebuilders who have been looking to redevelop the site and incorporate enabling development in the 

grounds.  We have received informal verbal feedback from one or two of these parties suggesting that the 

value that they could offer for the land may be anywhere between a pound and £5 million.  However, to 

our knowledge these informal figures are not based on any detailed appraisals or schemes.   

We have received one letter expressing interest from Malcolm King at Formal Holdings Limited.  We 

understand that Formal Holdings Limited had an option to purchase Twyford Abbey approximately 5 

years ago, and that they were working with A2 Dominion Housing Association on their application for 

residential development.  On the basis that the application was refused, the market has declined and 

restoration costs have increased, Malcolm King has suggested that an unconditional offer would be 

substantially lower than previous levels. 

In addition to property companies and house-builders, we have received interest from healthcare, 

education, community and uses.  A more detailed summary of this interest and its current status is set out 

below: 

Health / Care Home 

1. Excelcare Developments Limited 

Excelcare Developments was set up in 1999 and now work in partnership with their sister company 
Excelcare Holdings, to provide nursing and residential homes (as a design and build contractor).  They 
have 15 nursing and residential homes in and around London.  Excelcare Developments have confirmed 
that they are no longer interested, due to the size of the site and the difficulties associated with the listed 
building. 

2. Hollybrook Homes Limited 

Despite their name and main area of work (i.e. residential housing), Hollybrook stated that they were 
working with a care home client in respect of this opportunity.  It is likely that they would have looked to 
achieve a mixed use care home and residential scheme.  However, following a site visit on Friday 19

th
 

March, they appeared to be unclear as to whether the site would suit their requirements.  They have 
subsequently confirmed that they are not interested in submitting an offer.     

 

 

58



 

 

 

 

  

3. Hands on Nursing Homes 

Simon Lyster viewed the site on 19 March 2010, and stated that he was looking at the potential for a 
nursing home.  He did not provide any further information about the company.  Following a Board meeting 
in May, the company decided that the project would be too big and too complicated for them. They have 
therefore withdrawn their interest.   

4. Lookout Development Partnership (Gracious Living) 

Lookout Development Partnership is an agent, acting on behalf of Gracious Living (part of The Goodman 

Group).  Gracious Living is a provider of Senior Residences and Care.  They have been active in America 

for more than 45 years and are now looking to grow their business in the UK.  They have a requirement 

for NW London and are reviewing the potential opportunity that may exist at Twyford Abbey for a 

retirement village and care home.  Their website suggests that their preference is for cleared sites (for 

new build).  Whilst they will consider listed buildings, they state the following: “as these are more difficult 

to adapt to a care use, they are not our preferred choice.” From a telephone conversation with Lookout 

Development in early May, we understand that it is unlikely that Gracious Living will submit an offer.   

5. Barchester Healthcare 

Barchester Healthcare is a well established care home company, with 200 care home sites across the UK 
and 10,000 residents.  An information pack was originally requested.  We understand that Barchester are 
no longer interested in the site due to the perceived large refurbishment costs. 

6. Abbey Total Care 

Abbey Total Care Group is a family run business that owns and operates 10 Care Homes within Outer 

London.  They were originally interested in converting the building to a care home facility.  Sandy Mattoo 

and Parminda Dhariwal visited the site on 30 March 2010 and appeared very keen on the opportunity.  

However, their planning and development consultant was less enthusiastic, setting out the difficulties and 

costs associated with renovating the building (both from a structural perspective and in terms of the 

heritage requirements).  We have been informed recently that Abbey Total Care are no longer interested 

in the site as they feel it is unlikely they would be able to make a profit on any redevelopment. 

7. Vision Mental Healthcare (VMH) 

VMH is a private organisation that is currently operating a mental health hospital known as Cornerstone 

House in Borehamwood, Hertfordshire.  Cornerstone House provides care and support for people with 

severe and enduring mental health issues aged between 18 and 65 years.  They are looking to expand 

their offer by opening another hospital in west London.  They visited the site on 19 March 2010 and 

appeared keen to look into the opportunity in more detail.  However, we have left a number of messages 

with them and understand that they are no longer interested.   

8. Monarch Commercial (on behalf of unknown care home) 

Tony Khurl of Monarch Commercial is an agent, who is looking to place the site with a care home 

operator for a potential retirement village.  He claims to be working up a bid with a care home consortium, 

but is not able to supply any further information at this stage.  
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Health use conclusion: The majority of the initial interest has fallen away.   We may receive an 

offer from Monarch Commercial.  However, we expect that any proposal put forward is likely to 

involve an element of enabling development.   

Education / Training  

1. Peter Crosthwaite – private consortium 

Peter forms part of a private consortium that is interested in setting up a private secondary school.  

However, in order to put forward a meaningful bid, significant due diligence would need to be undertaken, 

so they are not in a position to do anything until they gain an understanding of the capital receipt that is 

required. He has more recently suggested that the consortium may be willing to offer between £5-10m, 

but is unwilling to commit resources to submitting a bid until they are given a bid deadline for the 

opportunity. 

2. Smiths Gore (acting on behalf of Notting Hill preparatory school).   

William Leefe is an agent acting on behalf of a private preparatory school, based in West London (Notting 

Hill Preparatory School).  We understand that the school requires a new site and in principle, they are 

interested in Twyford Abbey.  The agent has verbally indicated that a figure of £5 million would be 

possible.  However, to our knowledge, this is not based on any detailed appraisals or costings.  Further to 

a conversation on 19 May 2010, William Leefe had no instructions from the Governors to work up an offer 

for the site.  Before they carry out any further detailed due diligence, they require a bid deadline and an 

indication as to whether this level of offer would be considered.   

3. Sir Alford Houstoun Boswell 

Sir Alford Houstoun Boswell is a Chairman of several London schools. He previously purchased 25 acres 

at the Harrodian Club in Barnes from Mohammed Al Fayed, which used to be the recreational centre for 

Harrods’ employees.  The school was opened in September 1993 with 65 pupils and 12 staff. By 

September 2009 the School had grown to 940 pupils and 170 members of staff. At the start of the 

marketing campaign he suggested that he would not move forward without a guide price, although he 

indicated that he would be prepared to spend “a couple of million” on the property for a new school. To 

our knowledge, this figure was not based on any detailed appraisals or costings.  More recently, he has 

confirmed that he is no longer interested in pursuing the site.   

4. The Montessori St Nicholas Charity (Chairman) 

We have provided an information pack to the Montessori Charity, which promotes the Montessori 

education and learning philosophy across its 640 schools.  At the current time, they have not requested a 

site visit or suggested that they are interested in submitting an offer.  

5. European Glass Limited  

Despite the company name, we understand that they were originally interested in purchasing the site in 

order to develop it as a training / conference centre.  They employed a planner and architect in order to 
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advise.  Due to the anticipated refurbishment costs, they have confirmed that they are not interested in 

submitting an offer.   

Education use conclusion: We are aware of two parties that remain interested in submitting offers 

for the site in order to pursue a school use (Peter Crosthwaite and Smiths Gore).  Our 

understanding is that these uses would require development of the wider site, in addition to the 

Abbey building itself.     

Community / Leisure  

1.  Bestway Holdings Limited  

Bestway Cash & Carry is the UK's second largest grocery wholesaler, trading from 51 warehouses 

throughout the UK.  The company is based in Park Royal, and they have demonstrated an interest in 

purchasing the Twyford Abbey site and promoting it as a centre for Bestway employees and the local 

community.  The site would incorporate community and leisure facilities, including sports pitches.  They 

are currently unwilling to submit an offer without a rough guide price. However, they have suggested 

verbally that if they were to submit an offer it would be in the region of £1-4 million.  We understand that 

no work has been carried out in respect of the refurbishment works and associated costs. 

2.  Karai Welfare Society 

Karai Welfare Society (UK) was set up to support welfare projects in Sri Lanka.  The Society is looking for 

new premises for a community centre and temple. They appear to be unrealistic about anticipated 

refurbishment costs, suggesting that the total cost would be in the region of £100,000. They say that they 

may make an offer of between £800,000 and £1m. We anticipate that once they have carried out due 

diligence in respect of refurbishment costs, their interest will fall away. 

3. HES Malcolm Barry 

Richard Hawkes is an agent, working for an Italian spa company that is looking to expand within the UK.  
However, following a site visit, Richard Hawkes has indicated that the property is unlikely to be suitable 
for his client. 

4. Kingswood Centres 

Kingswood Centres is a children’s activity centre with outdoor activities such as high ropes courses, 

owned by Credit Suisse’s private equity arm. The group are expanding into the M4 corridor and the 

outskirts of West London and have been looking at a number of sites.  However, they have commented 

that Twyford Abbey is near the bottom of their preferred list, due to the refurbishment costs that they 

anticipate. They are therefore unlikely to submit a bid. 

6. Maxam Property 

Maxam Property is a London based property developer. We understand that they have a high class 

hotel/spa operator lined up who are looking to purchase a London site. They suggested they may be 

willing to bid between £5 and £10m but are unwilling to submit an offer until there is a bid deadline. We 
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have not been provided with any further details, but do not believe that any costing work has been carried 

out.   

Community / Leisure Conclusion: Bestway Holdings and Karai Welfare Society remain interested 

in restoring the Abbey building for community / leisure uses and may put forward offers.  Maxam 

Property may also put forward an offer to use the Abbey for a hotel / spa.  However, we 

understand that none of these parties have carried out any due diligence on refurbishment costs.  

Karai Welfare Society estimate a refurbishment cost of £100,000, which is not deemed to be a 

realistic figure.    

Overview  

The majority of the 49 parties that requested information packs have either confirmed that they are no 

longer interested or that they would pursue enabling development on the site.  The parties that remain 

interested are summarised below:   

1. Still Interested - may put forward an offer 

based on the refurbishment of the Abbey.  

Further information required. 

- Bestway Holdings (Community) 

- Maxam Property (Hotel / Spa) 

2 

2. Still interested - but proposals likely to 

involve enabling development / 

development in the grounds 

- Private Consortium (Education) 

- Smiths Gore (Education) 

- Monarch Commercial (Care Home) 

- Steven Marcus & Co (Residential) 

- Formal Holdings (Residential) 

- Nalex International (Residential) 

- City & Country (Residential) – offer provided 

- London Green (Residential / Hotel)  

8 

3. Still interested – but have declared an 

unrealistic estimate for refurbishment costs  

- Karai Welfare Society (Community) 

 

1 

4. No longer interested - All Others  38 

 Total 49 

 

Please see the attached spreadsheet for a detailed breakdown of this interest.   
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The parties in categories 1 – 3 above have stated that they may be interested in submitting an offer.  

However, we are receiving three main categories of feedback: 

Guide Price  

Interested parties have requested a guide price for the property – i.e. an indication of the price that 

Twyford Abbey Properties would be willing to sell at.  To date, we have informed people that it is not 

possible to provide a guide price for the property, given the different potential uses for the building and its 

poor state of repair.  We have informed interested parties that they need to carry out their own due 

diligence in respect of planning and restoration costs, in order to establish a realistic offer for the property.   

Request for a Tender Date 

A number of the parties are not willing to ‘show their hand’ by submitting an offer in the absence of a bid 

deadline.  They have simply asked us to contact them, in a situation where a) an offer is to be accepted 

or b) we decide to set a deadline for offers.   

Request for Costings (for the restoration of the building) 

The majority of the interested parties are unable to quantify the costs associated with the restoration of 

the building, without carrying out significant due diligence.  This is proving to be an issue in terms of 

parties being able to put forward credible offers for the site.  A number of the parties have requested 

whether work has already been carried in relation to costs, and whether these can be provided. 

Recommendations  

Guide Price – The nature of the opportunity, the various uses that the building could be put to and the 

likely costs of restoring the building make it very difficult to place a guide price on the property.  We would 

recommend that a guide price is avoided, but that further information is provided to the market regarding 

refurbishment costs and procedures for bidding (see below).   We would like to be able to agree this 

approach with English Heritage.   

Due Diligence / Costings – We need to encourage interested parties to undertake the work necessary to 

develop a credible and robust financial offer (and business case) that will allow the building to be restored 

and maintained in the future.  In order to spend money on due diligence, interested parties require an 

initial high level indication of the likely costs required to restore the building, to a state that is structurally 

sound.  Without this information, interested parties are likely to pursue other opportunities instead.  We 

would recommend that this issue is discussed with English Heritage in order that a joint agreed strategy 

can be adopted.  If English Heritage agree, we would recommend that Twyford Abbey Properties Limited 

commission a cost study that can be provided to bidders. 

Tender Date – At this stage, we would also recommend that an informal tender bid deadline be set, in 

order to focus the marketing process and encourage bidders to engage in a process that has a defined 

timescale.  Whilst we could continue with a private treaty approach, bidders do not appear to be engaging 

in the process.  Many of the parties who were originally interested have declared that they are not 

interested in submitting an offer. However several others appear to be waiting for a deadline to be set.  

We would suggest that a realistic period for parties to finalise their due diligence is 4 weeks.  Assuming 

63



 

 

 

 

  

that we can gain agreement from English Heritage and inform interested parties of the deadline within the 

next week, this would suggest an informal tender date in June.  This is likely to result in a marketing 

period of 16 weeks (circa 4 months).  This is longer than we would normally allow for a marketing 

campaign of this nature.  Clearly, a disposal decision does not need to be made at this point in the 

marketing campaign and if offers are received after the bid deadline these can still be considered.  

However, the bid deadline would provide a necessary milestone to enable bidders to come forward and 

confirm their position.  Again, we would suggest that this is also discussed with English Heritage, in order 

that an updated approach can be agreed.  Ultimately, the aim is to create a marketing process that 

maximises the chances of achieving credible interest.   

I trust that the overview set out above is useful at this stage.  If you have any queries, please do not 

hesitate to contact me.    

Yours sincerely 

 

 

Ben Tate 

for Deloitte LLP trading as Drivers Jonas Deloitte 
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TWYFORD ABBEY MARKETING CAMPAIGN - INFORMATION PACKS (20 MAY 2010)

Name Company Informal price / offer Site Visit? Agent? Business type Comments Potentially still 

interested

Proposal likely to involve new 

development in addition to 

refurbishment of the Abbey

Likely to be viewed 

as a realistic 

purchaser

Explanation 

Still Interested - may put forward an offer based on the refurbishment of the Abbey for community / leisure use

1 Dawood Pervez Bestway (Holdings) Limited - Y N Community Still interested but not willing to proceed without a guide 

price or two tier bidding process. Suggested they would be 

willing to offer £1-4m dependant of refurbishment costs.

Y TBC TBC

2 Justin Thomas Maxam Property - Y Y Property Company - 

potenial hotel / spa 

use

Is still interested and may be willing to pay between £5 and 

£10m although is unwilling to submit an offer until a bid 

deadline is set.

Y TBC TBC

Interested but proposals likely to involve enabling development / development in the grounds

1 Tony Khurll Monarch Commercial - Y Y Agent - for care home 

use

Preparing to submit an offer on behalf of a consortium of 

care home operators.

Y ?

2 Simon Marner City and Country £500,000 Y N Residential Developer Submitted offer of £500,000 awaiting further information.  

Telephone call has confirmed that their approach would be 

to refurbish the Abbey into residential and fund the process 

through enabling development within the grounds.

Y Y

3 Peter Crosthwaite Private Consortium - N N Private consortium - 

Education

Peter expressed interest at the beginning of the marketing 

campaign.  He is part of a private consortium that are 

interested in setting up a private school. 

Has suggested that he is still interested and may be willing to 

offer £5-10m

Y Y

4 William Leefe Smiths Gore Verbal indication of likely 

level - £5m

Y Agent - for education 

use

William Leefe is acting on behalf of a private preparatory 

school, based in West London (Notting Hill prep).  They 

require the site for a school.  They previously looked at the 

site, but were told that the price was £15 million, which they 

could not pay.  A figure of £5 million would be possible.  

They say they are still interested.  However, offer likely to be 

conditional on gaining planning comfort for the new school, 

which would include development on the grounds in addition 

to refurbishing the Abbey building.

Y Y

5 Steven Marcus Steven Marcus & Co Verbal indication of likely 

level - £5m

Y Agent Has a client that may pay circa £5m for a property like this.  

The value of the site will be dependent on what the planners 

will allow in terms of enabling development.  He looked at 

the site 10 years ago.  No details given regarding proposed 

use(s).   Contact him once we have a clearer idea of what 

our client is likely to accept.

Y Y

6 Malcolm King Formal Holdings Limited Written indication of likely 

level

N Property Company Formal Holdings had an option to purchase the land subject 

to planning for £13m.  This was on the basis of a high 

density residential scheme, working with A2 Dominion.  

However, the scheme was refused on grounds of density 

and the offer to purchase was reduced by 50%. This was not 

accepted by Twyford Abbey Properties Limited.  They have 

estimated that unconditional values would be a quarter of 

the previous value (i.e. £3.25m).  Clarification required as to 

whether a sale is likely to proceed on this basis.

Y Y

7 Emil Talel Nalex International Development Corporation - Y Y Developer Has suggested they would be interested in a joint venture for 

residential development

Y Y

8 Philip Green London Green Developments - Y N Developer We understand that Philip is proposing a mixed use hotel 

and residential scheme.

Y Y

Interested, but with an unrealistic expectation of refurbishment costs

1 Jeevan Nadarajah Karai Welfare Society Verbal indication - £800K to 

£1m

Y N Community / temple Still interested and may offer £800k-£1m. However they 

seem unrealistic about conversion costs believing them to be 

in the region of £100k.

Y N N Charity operation - unrealistic 

expectation of refurbishment costs - 

£100,000

No Longer Interested

1 Conor McGahon Berkeley Homes (Urban Renaissance) Ltd - Y N Residential Kate Kelly viewed the site but it is no longer of interest N

2 Martin Billard Pinnacle Land - N Agent No longer of interest N

3 John Tarvit Wates Developments - N Residential No longer of interest N

4 Andrew Parmley The Montessoriu St Nicholas Charity (Chairman) - N Education No longer of interest N

5 Ben Leek Gold Crest - N Residential No longer of interest N

6 Giles Rabbetts MRICS The Soane Group - Y N Property Company No longer of interest N

7 Paul Hadaway LCPP - Y N Property Company Visited the site with Dominic Tomlinson. Unlikely to be of 

interest

N

8 Mr Lone Hanama Storage Ltd - Y N Community Own a warehouse on park royal.  Small consortium looking 

to purchase the site

Mr Valid and Mr Monir attended on site

No longer of interest

N

9 Mick Johal European Glass Limited - N Training They have employed David Wrayside (planner & architect) to 

advise.  Interested in conference facilities / banquet hall.

Have confirmed that the site is no longer of interest

N

10 Nicholas Thornton Hollybrook Ltd - Y N Property Company Interested in care home use. At site visit, suggested they 

were unlikely to pursue the opportunity.  

N

11 Nick Baybutt Byron Productions - Y N No longer of interest N

12 David Jaffe David Jaffe Estate Agents - N Agent No longer of interest N

13 Tim Ranger The Forum Group - N No longer of interest N

14 Edwin Luckham Down Lookout Development Partnership - N Agent Acting on behalf of Gracious Living, part of The Goodman 

Group. They have a requirement for NW London and, in 

principle, would like to review in more detail the potential 

refurbishment and part redevelopment opportunity that may 

exist at Twyford for a retirement village and care home.

We understand that they are unlikely to submit an offer.  

N

15 Gary Lewis Thi - N Property Company No longer of interest N

16 Charles Raikes Linden Homes - N Residential Emailed to say that they had decided not to pursue a 

purchase

N

17 Hemang Popat - - N No longer of interest N

18 Rob Nichol Leadbitter - N Property Company No longer of interest N

19 Vanisha Patel CALA Homes (South) Ltd - N Residential No longer of interest N

20 Kamal Pakhania Westcombe Group - N Property Company No longer of interest N

21 Jim Fogden Barchester Healthcare Ltd - N Care Home No longer of interest N

22 J Patel Abbey Total Care - N Care Home No longer of interest N

23 Lawrence Hindmarsh Utopia Construction - N Property Company No longer of interest N

24 Richard Hawkes HES Malcolm Barry - Y Y Agent His client is an Italian Health Spa company.  Viewed the site 

and is does not think it is suitable.

N

25 Girish Sanger Mastcraft - N No longer of interest N

26 Dr Matt Angell Vision Mental Healthcare - Y N Care Home Looking at the property for a private mental healthcare 

facility.  They have a small facility in west London and want 

to expand.  Visited the site with two property developers.

We understand they are no longer interested.

N

27 Ben Holmes Sanderson Weatherall - Y Agent No interest shown just requested brochure N

28 David Johnson Williams Walsh - Y N Property Company Viewed site but no longer of interest N

29 Zaid Shalchi - N No further interest shown, we do not believe he was a 

serious purchaser.

N

30 Sir Alfred Houston Boswell Chairman of several London schools - N School No longer of interest N

31 Jonathan Marshall Humberts Leisure - Y Y Agent Visited the site with John Bently (Credit Suisse) for 

Kingswood Centres (owned by Credit Suisse Private Equity). 

No longer interested as they have found better sites.

N

32 Cess Quiambao Gold Care Homes - N Operator No longer of interest N

33 S.L.Rahman - N N No longer of interest N

34 James Murray Gerald Eve - N Y Agent No interest shown just requested brochure N

35 Alison Simpson Excelcare Developments Ltd - N Care Home No longer interested, due to the size of the building and the 

listed building status.

N

36 Chris Savva Salaft Properties Ltd - Y N Property Company Property company - wants property as his house with further 

development opportunities in the grounds. 

We do not believe that they are still interested.  

N

37 Joy Etumnu Private developer £900,000 Y N Affordable flats Submitted an offer for £900,000, does not have funding in 

place and has no experience of a project of this size.  Offer 

now withdrawn.

N

38 Simon Lyster Hands on Nursing homes - Y N Care Home No longer interested - opportunity "too big and complicated 

for them" 

Y
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Twyford Abbey Interested Parties

Salutation Surname Company Offer Business Type Potential Use

4 Mr Simon Marner City and Country £500,000 Housebuilder Residential Development 

5 Mr Tony Khurll Monarch Commercial Private Healthcare Care Home

6 Mr Alex Hickman Individual Agent/Property 

Company

Undisclosed

7 Mr Martin Rourke BNB Partnership + unknown 'Essex based 

client'

Agent/Property 

Company

Residential Development 

8 Mr Peter Crosthwaite Private Consortium Education Private School

9 Mr Philip Green London Green Limited Housebuilder Residential Development 

10 Mr Nick Baybutt Byron Productions Other/Unknown Residential Development 

11 Prince John Zylinski Individual/hotel operator 10% retention of the 

equity (now withdrawn)

Community/Leisure Events venue / hotel

12 Mrs Joy Etumnu Individual £900,000 (offer 

withdrawn due to lack of 

finance)

Other/Unknown Residential Development 

Hotel and enabling residential 

development

Single House

Hotel

Residential Development

Housing for the homeless

£3,600,000 Agent/Property 

Company

1 Mr Chris Savva Salaft Properties Ltd

2

Mr Justin Thomas Maxam Property3

Submitted a bid but withdrew

Say they are still interested in the site but did not submit a bid

No longer interested

ALL SENT NOTIFICATION REGARDING BID DEADLINE

Submitted a bid with the possibility of refurbishing the Abbey alone

Submitted a bid proposing some form of enabling development

Mr Chris Ford Raban Developments £3,210,000 Agent/Property 

Company

£2,000,000 Hotel Operator
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Twyford Abbey Interested Parties - no bid submitted

Salutation Surname Company Business Type

13 Mr Emil Talel Nalex International Development Corporation Agent/Property Company

14 Mr Jeevan Nadarajah Karai Welfare Society Community/Leisure

15 Mr Malcolm King Formal Holdings Limited Agent/Property Company

16 Mr Steven Marcus Steven Marcus & Co Education

17 Mr William Leefe Smiths Gore Education

18 Mr Conor McGahon Berkeley Homes (Urban Renaissance) Ltd Housebuilder

19 Mr Martin Billard Pinnacle Land Agent/Property Company

Mr Dawood Pervez Bestway Holdings Limited Community/Leisure

Mr Carter Bestway Holdings Community/Leisure

21 Mr Andrew Parmley The Montessoriu St Nicholas Charity 

(Chairman)

Education

22 Mr Ben Leek Gold Crest Agent/Property Company

23 Ms Alison Simpson Excelcare Developments Ltd Private Healthcare

24 Mr Giles Rabbetts The Soane Group Agent/Property Company

25 Mr Paul Hadaway LCPP Agent/Property Company

26 Mr Mr Lone Hanama Storage Ltd Agent/Property Company

27 Mr Mick Johal European Glass Limited Community/Leisure

28 Mr Nicholas Thornton Hollybrook Ltd Private Healthcare

29 Mr Simon Lyster Hands on Nursing homes Private Healthcare

30 Mr David Jaffe David Jaffe Estate Agents Agent/Property Company

31 Mr Tim Ranger The Forum Group Agent/Property Company

32 Mr Edwin Luckham Down Lookout Development Partnership Private Healthcare

33 Mr Gary Lewis Thi Other/Unknown

34 Mr Charles Raikes Linden Homes Housebuilder

35 Mr Hemang Popat - Other/Unknown

36 Mr Rob Nichol Leadbitter Housebuilder

37 Ms Vanisha Patel CALA Homes (South) Ltd Housebuilder

38 Mr Kamal Pakhania Westcombe Group Housebuilder

39 Mr Jim Fogden Barchester Healthcare Ltd Private Healthcare

40 Mr J Patel Abbey Total Care Private Healthcare

41 Mr Lawrence Hindmarsh Utopia Construction Housebuilder

42 Mr Richard Hawkes HES Malcolm Barry Agent/Property Company

43 Girish Sanger Mastcraft Other/Unknown

44 Dr Dr Matt Angell Vision Mental Healthcare Private Healthcare

45 Mr Ben Holmes Sanderson Weatherall Agent/Property Company

46 Mr David Johnson Williams Walsh Agent/Property Company

47 Mr Zaid Shalchi Other/Unknown

48 Sir Sir Alfred Houston 

Boswell

Chairman of several London schools Education

49 Mr Jonathan Marshall Humburts Leisure Agent/Property Company

50 Mr Cess Quiambao Gold Care Homes Private Healthcare

51 Mr S.L.Rahman - Other/Unknown

52 Mr James Murray Gerald Eve Agent/Property Company

53 Mr Michael Haines Doherty Baines Agent/Property Company

54 Mr Micheal Nee - Private Healthcare

55 Mr Syed Munim - Other/Unknown

56 Mr Sunny Lundra Fab International Other/Unknown

57 Mr Luke Lancaster Gerald Eve Agent/Property Company

58 Mr Nigel Chandra K I Project Other/Unknown

59 Kingdom Developments Agent/Property Company

60 Mr Steven Riddell DRP developments Agent/Property Company

61 Sunley Housebuilder

62 Mr Tony Moul Patron Capital Other/Unknown

63 Mrs Mrs Baker Individual Agent/Property Company

64 Mr Bill Sadhu Tanias Properties Ltd Agent/Property Company

65 Mr Bruce Alavi Individual / agent Other/Unknown

66 Mrs Beattie Heritage of London Trust Other/Unknown

67 Mr Mutton Urban Realty Co Agent/Property Company

68 Mr Boreham Berkley Group Housebuilder

69 Mr Smith Smith Young Agent/Property Company

70 Mr Hus Spirit Holdings Agent/Property Company

71 Mr Levey Bellway Homes Housebuilder

72 Mr Lakhani Credit Suisse Other/Unknown

73 Mr Carvalhosa Other/Unknown

74 Mr Sellars Agent/Property Company

75 Mr Khosla Khosla Investments Agent/Property Company

76 Mr Jones Rockrose Agent/Property Company

77 Burnaby L&Q Group Housebuilder

78 Mr Anderton CB Richard Ellis Ltd Agent/Property Company

79 Mr Paddick Co Partners Other/Unknown

80 Mr Humphrey Taylor Wimpey Housebuilder

81 Mr Parmley Other/Unknown

82 Dr Angell Other/Unknown

83 Mr Lakhani VBL Enterprise Ltd Other/Unknown

Submitted a bid with the possibility of refurbishing the Abbey alone

Submitted a bid proposing some form of enabling development

Say they are still interested in the site but did not submit a bid

Submitted a bid but withdrew

No longer interested

ALL SENT NOTIFICATION REGARDING BID DEADLINE
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Salaft Properties Ltd
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Charles Cleal 

From: Barry Shaw [Barry@solts.co.uk]

Sent: 17 September 2010 14:08

To: Charles Cleal

Subject: Twyford Abbey Bid

Page 1 of 2Untitled Document

03/11/2010

My client wants me to emphasise that his offer is unconditional 
  
From: Barry Shaw  
Sent: 17 September 2010 13:10 
To: 'ccleal@djdeloitte.co.uk' 
Subject: Twyford Abbey Bid 
  
I act for Chris Savva 
I have been instructed to offer the sum of £3.6m for the acquisition of the above property 
A bank reference is available from HSBC Private Bank  
My client can exchange within 2 working days of receipt of papers 
  
  
  

Subject: Twyford Abbey Bid Deadline- Reminder 
  
Twyford Abbey, Twyford Abbey Road, Ealing, London NW10 7DP  

Freehold Former Nursing Home, suitable for existing use (C2) or other uses (subject to 
planning) 

Bid Deadline:  12 noon on Friday 17 September 2010 

Following your expression of interest in Twyford Abbey, I write to remind you that the deadline 
for bids is 12 noon on Friday 17 September 2010 .  

Bidder instructions for submitting tenders are available via the further information pack 
website. If you require access to the further information pack or have any other questions, 
please contact either myself or Ben Tate (020 7303 4034) or email 'Twyford Abbey further 
information pack' to twyfordabbey@djdeloitte.co.uk. 

Kind regards 

Charles  

  
Charles Cleal 
Drivers Jonas Deloitte  
Athene Place 66 Shoe Lane, London, EC4A 3BQ 
Tel/Direct: +44 (0)20 7303 3121| Mobile: +44 (0)78 6326 1244 
ccleal@djdeloitte.co.uk | www.djdeloitte.co.uk 
 
Please consider the environment before printing. 
  
  
  

IMPORTANT NOTICE 
 
 
This communication is from Deloitte LLP (trading as Drivers Jonas Deloitte). Deloitte LLP is a limited liability partnership 
registered in England and Wales with registered number OC303675. Its registered office is 2, New Street Square, London 
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EC4A 3BZ, United Kingdom. Deloitte LLP is the United Kingdom member firm of Deloitte Touche Tohmatsu Limited 
(“DTTL”), a UK private company limited by guarantee, whose member firms are legally separate and independent entities. 
Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTTL and its member firms. 
 
 
 
This communication contains information which is confidential and may also be privileged. It is for the exclusive use of the 
intended recipient(s). If you are not the intended recipient(s), please (1) notify it.security.uk@deloitte.co.uk by forwarding this 
email and delete all copies from your system and (2) note that disclosure, distribution, copying or use of this communication 
is strictly prohibited. Email communications cannot be guaranteed to be secure or free from error or viruses. 
 
 
 
To the extent permitted by law, Deloitte LLP does not accept any liability for use of or reliance on the contents of this email 
by any person save by the intended recipient(s) to the extent agreed in a Deloitte LLP engagement contract. 
 
 
 
Opinions, conclusions and other information in this email which have not been delivered by way of the business of Deloitte 
LLP are neither given nor endorsed by it. 

No virus found in this incoming message. 
Checked by AVG - www.avg.com 
Version: 9.0.851 / Virus Database: 271.1.1/3126 - Release Date: 09/10/10 08:08:00 

 

Barry Shaw 
Partner 
020 7317 8679

 
3 Coach House Yard, Hampstead High Street, London NW3 1QF Tel: 020 7431 1912 

Fax: 020 7794 7485    Email: mail@solts.co.uk VAT Registration No. 420 3702 04 

This e-mail is from Solomon Taylor & Shaw, a law firm, and may contain information that is 
confidential or privileged. If you are not the intended recipient, please delete the e-mail and 

any attachments, and notify the sender. Solomon Taylor & Shaw is regulated by the 
Solicitors Regulation Authority. You can view the Authority's rules at www.sra.org.uk/code-
of-conduct.page. A list of names of the partners of Solomon Taylor & Shaw is available on 

request or from the firm's offices at 3 Coach House Yard, London NW3 1QF.  

Page 2 of 2Untitled Document
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Drivers Jonas Deloitte 
66 Shoe Lane  London 
EC4A 3BQ 
Tel: +44 (0) 20 7007 9000   Fax: +44 (0) 20 7583 1198 

 

 
Direct: +44 (0) 207 30 33121 
Direct Fax: +44 (0) 20 7583 1198 
ccleal@djdeloitte.co.uk 

www.djdeloitte.co.uk 

 Chris Savva 
By Email Only 

   

 23 September 2010  
 Our Ref:  C-0156454-02  
   
   

Dear Mr Savva

Twyford Abbey 
Thank you for your offer for Twyford Abbey.  We are currently in the process of analysing all of the offers 
received. In order for us to understand and analyse your offer properly I would be grateful if you could 
provide further information on the following: 

1. Please provide details of the purchasing company, including registered address, company 
number and the last three years' accounts.    

2. Please provide details of your experience of refurbishing listed buildings of this scale that are in a 
poor state of repair.  

 4. Please provide detailed information in respect of the proposed use of the site, including the 
use(s) proposed for the Abbey and any redevelopment proposals for other areas of the site, if 
applicable.   

3. Please confirm whether you have seen the estimated costings associated with repairing the 
Abbey building, provided on the Information Pack website.  Please confirm whether these costs 
have been factored into your offer for the site.  Alternatively, if you have used different 
cost estimates, please could you provide details of these.    

5. We note that you would purchase the site unconditionally.  However, I would be grateful if you 
would confirm whether you would need to carry out any further technical due diligence, survey 
work or town planning investigations, prior to exchange of contracts. If so, please provide details 
and timescales for this work.  

I will be sending a report through to my client next week, so would be grateful if you would respond to 
these queries as soon as possible. If you have any queries do not hesitate to contact me.  
 
Yours sincerely 

 

Charles Cleal 
for Deloitte LLP (trading as Drivers Jonas Deloitte) 

 

 
Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675 and its  
registered office at 2 New Street Square, London EC4A 3BZ, United Kingdom. 
 
Drivers Jonas Deloitte is a trading name of Deloitte LLP, which is the United Kingdom member firm of Deloitte Touche Tohmatsu 
Limited (‘DTTL’), a UK private company limited by guarantee, whose member firms are legally separate and independent entities. 
Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTT and its member firms. Drivers Jonas 
Deloitte is regulated by RICS. 

Member of Deloitte Touche Tohmatsu Limited 

  

Chris Savva- Twyford Abbey]
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Charles Cleal 

From: Russell Baum [russell@salaft.com]

Sent: 24 September 2010 17:03

To: Charles Cleal

Subject: Twyford Abbey

Attachments: Salaft background - Twyford Abbey.doc; Salaft Properties Ltd Group Fin Stats 31 March 
2009.pdf; SALAFT GRP-LTD Mar2008 Financial Statements.PDF; Salaft Grp Accts Ye 31 
Mar 07.pdf

Page 1 of 1

03/11/2010

Dear Mr Cleal, 
  
Please find attached a copy letter and accounts documents for your consideration. 
A further bank reference should follow after the weekend. 
  
Kind regards. 
  
RUSSELL BAUM 
40a Hampstead High Street, London, NW3 1QE 
Tel: 020 7431 8213 Fax :020 7443 5299 
  
This E-mail is confidential.  It may also be legally privileged.  If you are not the addressee you may not copy, forward, disclose or use any part of it.  If you have 
received this message in error please delete it and all copies from your system and notify the sender immediately. 
  
Internet communications cannot be guaranteed to be timely, secure, error or virus-free and you should carry out your own checks before opening this and all 
other communications.  The sender does not accept liability for any errors or omissions 
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Charles Cleal 

From: Barry Shaw [Barry@solts.co.uk]

Sent: 24 September 2010 17:14

To: Charles Cleal

Subject: TWYFORD ABBEY

Page 1 of 1Untitled Document

03/11/2010

  
TWYFORD ABBEY 
  
I act for Chris Savva and Salaft Properties Limited.  I have seen your letter to my client of the 
23rd September.  I believe that my client is dealing with a number of the points but could you 
please note that I have known my client for approximately fifteen years.  My client Chris 
Savva who is a director of Salaft Properties Limited is very keen to acquire this site 
particularly as he lives in Ealing. 
  
He has various proposals for the property one of which may be to turn the property into his 
own residence. 
  
I can repeat that my client can exchange contracts within two working days with a 
completion to suit both parties, and my experience with my client is that he keeps to his 
word. 
  
My client employs direct labour and as such is comfortable with the estimated costings 
provided and does not need to carry out any further technical due diligence. 
  
I await hearing from you. 
  
Yours sincerely, 
  
  
B.M.H. SHAW 
  
 

Barry Shaw 
Partner 
020 7317 8679

 
3 Coach House Yard, Hampstead High Street, London NW3 1QF Tel: 020 7431 1912 

Fax: 020 7794 7485    Email: mail@solts.co.uk VAT Registration No. 420 3702 04 

This e-mail is from Solomon Taylor & Shaw, a law firm, and may contain information that is confidential or 
privileged. If you are not the intended recipient, please delete the e-mail and any attachments, and notify the 

sender. Solomon Taylor & Shaw is regulated by the Solicitors Regulation Authority. You can view the Authority's 
rules at www.sra.org.uk/code-of-conduct.page. A list of names of the partners of Solomon Taylor & Shaw is 

available on request or from the firm's offices at 3 Coach House Yard, London NW3 1QF.  
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Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675 and its
registered office at 2 New Street Square, London EC4A 3BZ, United Kingdom.

Drivers Jonas Deloitte is a trading name of Deloitte LLP, which is the United Kingdom member firm of Deloitte Touche Tohmatsu
Limited (‘DTTL’), a UK private company limited by guarantee, whose member firms are legally separate and independent entities.
Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTT and its member firms. Drivers Jonas
Deloitte is regulated by RICS.

Member of Deloitte Touche Tohmatsu Limited

18591391_1]

Dear  Mr Savva

Twyford Abbey

Following a meeting held with our client earlier this week, I am pleased to inform you that you have been

shortlisted for further consideration of your proposal. In order for our client to make a decision whether to 

proceed with your offer we require further information.

You have stated previously to us that you have a number of ideas for the site. In order to analyse the risk

associated with your bid and the feasibility of your plans for the site, I would be grateful if you could

provide the following:

1. Any indicative scheme designs including floor areas and site layout.

2. Your planning assumptions including the time needed to obtain planning permission; whether
enabling development is and if so how much?

3. Financial appraisal and or details of your valuation assumptions including:

• the Gross Development Value and including estimated values for each element of

your scheme;

• Construction costs (£psf) for both the Abbey and any other development (if

applicable);

• costs associated with road/landscaping;

• costs of professional fees;

• timing and phasing;

• assumptions on finance including finance rates.

C Savva Esq

Salaft Properties Ltd

40a Hampstead High Street

London

NW3 1QE

By e-mail only

Drivers Jonas Deloitte
66 Shoe Lane
London
EC4A 3BQ
Tel: +44 (0) 20 7007 9000
Fax: +44 (0) 20 7583 1198
www.djdeloitte.co.uk

Direct: +44 (0) 207 30 33121
Direct Fax: +44 (0) 20 7583 1198
ccleal@djdeloitte.co.uk

7 October 2010

Subject to Contract
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2

I am aiming to report to my client by the end of next week, so would be grateful if you could respond to 

these queries as soon as possible.  If you have any questions or think a meeting would be helpful, please

do not hesitate to contact me.

Yours sincerely

Charles Cleal

for Deloitte LLP (trading as Drivers Jonas Deloitte)

80



Charles Cleal 

From: Chris Savva [chris@salaft.com]

Sent: 08 October 2010 12:50

To: Charles Cleal

Subject: RE: Twyford Abbey

Follow Up Flag: Follow up

Flag Status: Red

Page 1 of 1

03/11/2010

HI Charles , I really do not understand why I and the  company is being put through and over the hot coals on this 
matter considering my offer is unconditional and you have covered a thorough check on us  as purchasers which I 
am sure your happy with our ability to perform. Are you sellers or just carrying out a feasability study?  Is your 
client after a JV partner ? if so please make yourselves clear. Regards. Chris Savva 
  

From: Charles Cleal [mailto:ccleal@djdeloitte.co.uk]  
Sent: 08 October 2010 10:57 
To: Chris Savva 
Cc: Ben Tate; Nigel Durman 
Subject: Twyford Abbey 
  
Chris 
  
Please see attached a letter regarding your offer for Twyford Abbey. 
  
Kind regards 
  
Charles 
  
Charles Cleal 
Drivers Jonas Deloitte  
Athene Place 66 Shoe Lane, London, EC4A 3BQ 
Tel/Direct: +44 (0)20 7303 3121| Mobile: +44 (0)78 6326 1244 
ccleal@djdeloitte.co.uk | www.djdeloitte.co.uk 
 
Please consider the environment before printing. 
  
  
  

IMPORTANT NOTICE 
 
 
This communication is from Deloitte LLP (trading as Drivers Jonas Deloitte). Deloitte LLP is a limited liability partnership registered in England 
and Wales with registered number OC303675. Its registered office is 2, New Street Square, London EC4A 3BZ, United Kingdom. Deloitte LLP 
is the United Kingdom member firm of Deloitte Touche Tohmatsu Limited (“DTTL”), a UK private company limited by guarantee, whose member 
firms are legally separate and independent entities. Please see www.deloitte.co.uk/about for a detailed description of the legal structure of 
DTTL and its member firms. 
 
 
 
This communication contains information which is confidential and may also be privileged. It is for the exclusive use of the intended recipient(s). 
If you are not the intended recipient(s), please (1) notify it.security.uk@deloitte.co.uk by forwarding this email and delete all copies from your 
system and (2) note that disclosure, distribution, copying or use of this communication is strictly prohibited. Email communications cannot be 
guaranteed to be secure or free from error or viruses. 
 
 
 
To the extent permitted by law, Deloitte LLP does not accept any liability for use of or reliance on the contents of this email by any person save 
by the intended recipient(s) to the extent agreed in a Deloitte LLP engagement contract. 
 
 
 
Opinions, conclusions and other information in this email which have not been delivered by way of the business of Deloitte LLP are neither 
given nor endorsed by it. 

No virus found in this incoming message. 
Checked by AVG - www.avg.com 
Version: 9.0.862 / Virus Database: 271.1.1/3182 - Release Date: 10/07/10 07:34:00 
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Charles Cleal 

From: Chris Savva [chris@salaft.com]

Sent: 11 October 2010 15:30

To: Charles Cleal

Subject: RE: Twyford Abbey

Follow Up Flag: Follow up

Flag Status: Red

Page 1 of 1

03/11/2010

Thanks for your email and I am just going to stand by my unconditional offer and we do have various options for 
the site including making it my main residence, once again my offer is unconditional and a cash 
purchase .Regards. Chris Savva 
  

From: Charles Cleal [mailto:ccleal@djdeloitte.co.uk]  
Sent: 08 October 2010 10:57 
To: Chris Savva 
Cc: Ben Tate; Nigel Durman 
Subject: Twyford Abbey 
  
Chris 
  
Please see attached a letter regarding your offer for Twyford Abbey. 
  
Kind regards 
  
Charles 
  
Charles Cleal 
Drivers Jonas Deloitte  
Athene Place 66 Shoe Lane, London, EC4A 3BQ 
Tel/Direct: +44 (0)20 7303 3121| Mobile: +44 (0)78 6326 1244 
ccleal@djdeloitte.co.uk | www.djdeloitte.co.uk 
 
Please consider the environment before printing. 
  
  
  

IMPORTANT NOTICE 
 
 
This communication is from Deloitte LLP (trading as Drivers Jonas Deloitte). Deloitte LLP is a limited liability partnership registered in 
England and Wales with registered number OC303675. Its registered office is 2, New Street Square, London EC4A 3BZ, United Kingdom. 
Deloitte LLP is the United Kingdom member firm of Deloitte Touche Tohmatsu Limited (“DTTL”), a UK private company limited by guarantee, 
whose member firms are legally separate and independent entities. Please see www.deloitte.co.uk/about for a detailed description of the 
legal structure of DTTL and its member firms. 
 
 
 
This communication contains information which is confidential and may also be privileged. It is for the exclusive use of the intended recipient
(s). If you are not the intended recipient(s), please (1) notify it.security.uk@deloitte.co.uk by forwarding this email and delete all copies from 
your system and (2) note that disclosure, distribution, copying or use of this communication is strictly prohibited. Email communications 
cannot be guaranteed to be secure or free from error or viruses. 
 
 
 
To the extent permitted by law, Deloitte LLP does not accept any liability for use of or reliance on the contents of this email by any person 
save by the intended recipient(s) to the extent agreed in a Deloitte LLP engagement contract. 
 
 
 
Opinions, conclusions and other information in this email which have not been delivered by way of the business of Deloitte LLP are neither 
given nor endorsed by it. 

No virus found in this incoming message. 
Checked by AVG - www.avg.com 
Version: 9.0.862 / Virus Database: 271.1.1/3182 - Release Date: 10/07/10 07:34:00 
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Raban Developments
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Drivers Jonas Deloitte 
66 Shoe Lane  London 
EC4A 3BQ 
Tel: +44 (0) 20 7007 9000   Fax: +44 (0) 20 7583 1198 

 

 
Direct: +44 (0) 207 30 33121 
Direct Fax: +44 (0) 20 7583 1198 
ccleal@djdeloitte.co.uk 

www.djdeloitte.co.uk 

 Chris Ford 
Raban Developments Ltd 
By Email Only 

   

 23 September 2010  
 Our Ref:  C-0156454-02  
   
   

Dear Mr Ford

Twyford Abbey 
Thank you for your offer for Twyford Abbey. We are currently in the process of analysing all of the offers 
received. In order for us to understand and analyse your offer properly, I would be grateful if you could 
provide further information on the following: 

1. Correspondence from the Sunley Group, confirming their commitment to the acquisition and their 
ability to fund the purchase and the subsequent development.  

 
3. We understand that the site will be used for housing the homeless.  Please could you provide 

further details as to how the business model would work, and how the cost of redevelopment will 
be funded and recovered. Please provide details of any grant funding revenue that has been 
assumed. 

2. Please provide details of Raban Development's experience with comparable 
schemes, including any experience of refurbishing listed buildings of this scale, that are in a poor 
state of repair.    

4. Please confirm whether the Abbey building itself would be used for homeless housing, or 
whether new development on the wider site would be proposed.   

5. In addition to homeless housing, are there any other redevelopment proposals for the remainder 
of the site.  If so, please provide details of the proposed uses.   

6. Please confirm whether you have seen the estimated costings associated with repairing the 
Abbey building, provided on the Information Pack website.  Please confirm whether these costs 
have been factored into your offer for the site.  Alternatively, if you have used different 
cost estimates, please could you provide details of these.    

7. I would be grateful if you would confirm whether you would need to carry out further technical due 
diligence , survey work or town planning investigations prior to an unconditional exchange of 
contracts. If so, please provide details and timescales.  

I will be sending a report through to my client next week, so would be grateful if you would respond to 
these queries as soon as possible. If you have any queries do not hesitate to contact me.   
 
Yours sincerely 

 

Charles Cleal 
for Deloitte LLP (trading as Drivers Jonas Deloitte) 

 

 
Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675 and its  
registered office at 2 New Street Square, London EC4A 3BZ, United Kingdom. 
 
Drivers Jonas Deloitte is a trading name of Deloitte LLP, which is the United Kingdom member firm of Deloitte Touche Tohmatsu 
Limited (‘DTTL’), a UK private company limited by guarantee, whose member firms are legally separate and independent entities. 
Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTT and its member firms. Drivers Jonas 
Deloitte is regulated by RICS. 

Member of Deloitte Touche Tohmatsu Limited 

  

Chris Ford- Twyford Abbey]
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Charles Cleal 

From: chris ford [chrisford55@hotmail.com]

Sent: 30 September 2010 10:41

To: Charles Cleal; simon@talbotscott.co.uk

Subject: RE: Twyford Abbey

Page 1 of 2

03/11/2010

Charles 
  
I have spoken to the lawyer and he will be forwarding correspondance from James (Sunley) to yourselves, in 
answer to your other points please see below; 
  
1) Raban has developed nine listed buildings in the past, ranging from 6000-24000 sqft but none of the size 
of the Abbey 
  
2)There will be no grant funding relied on, if we get some at some point that would be nice but its not 
something that i think is likely. 
  
3)At present we have not thought about any  development other than the Abbey as social housing 
however this is obviously what  we would look at after securing our first round of planning in relation to that 
but in answer to your question, at present we have no thoughts on any wider development. 
  
4)We have seen your costings and build estimates and so has our quantity surveyor and we have taken them 
into account. 
  
5)We will need no other surveys or technical due diligence in order to proceed to exchange of contracts. 
  
  
I hope this satisfies your enquiries and as discussed on the phone we would be willing to enter a contract 
race or work out a deal on fees for abortive if your client desired. 
  
All the Best 
  
Chris 
  

From: ccleal@djdeloitte.co.uk 
To: chrisford55@hotmail.com 
Date: Thu, 30 Sep 2010 09:33:13 +0100 
Subject: FW: Twyford Abbey 
 
Chris 
  
Following our conversation the other day, are you in a position to respond to my letter? I am aiming to get my 
report to my client tomorrow and it would be very helpful to provide him with clarity on aspects of your bid.  
  
Should you wish to discuss this further do not hesitate to contact me. 
  
Kind regards 
  
Charles 
  
Charles Cleal 
Drivers Jonas Deloitte 
Athene Place 66 Shoe Lane, London, EC4A 3BQ 
Tel/Direct: +44 (0)20 7303 3121| Mobile: +44 (0)78 6326 1244 
ccleal@djdeloitte.co.uk | www.djdeloitte.co.uk 
 
Please consider the environment before printing. 
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From: Charles Cleal  
Sent: 23 September 2010 17:50 
To: 'chrisford55@hotmail.com' 
Cc: Ben Tate 
Subject: Twyford Abbey 
 
Chris 
  
Please find attached a letter, with queries regarding your offer for Twyford Abbey. Should you have any 
questions do not hesitate to contact me. 
  
Kind regards 
 
Charles 

  
Charles Cleal 
Drivers Jonas Deloitte 
Athene Place 66 Shoe Lane, London, EC4A 3BQ 
Tel/Direct: +44 (0)20 7303 3121| Mobile: +44 (0)78 6326 1244 
ccleal@djdeloitte.co.uk | www.djdeloitte.co.uk 
 
Please consider the environment before printing. 
  
  
 

IMPORTANT NOTICE 
 
 
This communication is from Deloitte LLP (trading as Drivers Jonas Deloitte). Deloitte LLP is a limited liability partnership registered in England 
and Wales with registered number OC303675. Its registered office is 2, New Street Square, London EC4A 3BZ, United Kingdom. Deloitte LLP is 
the United Kingdom member firm of Deloitte Touche Tohmatsu Limited (“DTTL”), a UK private company limited by guarantee, whose member 
firms are legally separate and independent entities. Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTTL 
and its member firms. 
 
 
 
This communication contains information which is confidential and may also be privileged. It is for the exclusive use of the intended recipient(s). If 
you are not the intended recipient(s), please (1) notify it.security.uk@deloitte.co.uk by forwarding this email and delete all copies from your 
system and (2) note that disclosure, distribution, copying or use of this communication is strictly prohibited. Email communications cannot be 
guaranteed to be secure or free from error or viruses. 
 
 
 
To the extent permitted by law, Deloitte LLP does not accept any liability for use of or reliance on the contents of this email by any person save by 
the intended recipient(s) to the extent agreed in a Deloitte LLP engagement contract. 
 
 
 
Opinions, conclusions and other information in this email which have not been delivered by way of the business of Deloitte LLP are neither given 
nor endorsed by it. 
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Charles Cleal 

From: Ian Pringle [ian.pringle@mwh-law.co.uk]

Sent: 01 October 2010 14:13

To: Charles Cleal

Subject: Twyford abbey

Page 1 of 2

03/11/2010

Dear Charles 
  
Further to our tel con today please see below as evidence of my client’s involvement of this matter. 
  
It is rather embarrassing to ask my client whether they have funding for this transaction bearing in 
mind their reputation and history. 
  
Ian Pringle 
Partner 
Muscatt Walker Hayim Solicitors 
Speen House, Porter Street, London W1U 6WH 
Tel:       020 7486 5131 
Fax:      020 7935 8423  
  

From: chris ford [mailto:chrisford55@hotmail.com]  
Sent: 01 October 2010 13:03 
To: ian.pringle@mwh-law.co.uk 
Subject: FW: Update doll 
  
 
  
> Subject: FW: Update doll 
> Date: Fri, 1 Oct 2010 13:01:44 +0100 
> From: Simon@talbotscott.co.uk 
> To: chrisford55@hotmail.com 
>  
>  
> FYI 
>  
> -----Original Message----- 
> From: James Sunley [mailto:jamess@sunley.co.uk]  
> Sent: 29 September 2010 15:01 
> To: Simon Talbot-Williams 
> Subject: Update doll 
>  
> I'm off Tuesday to Aus. Anything doing on our offer. I need to make 
> plans J  
>  
> James B Sunley The Sunley Group 20 Berkeley Square London W1J 6LH 
> D: 020 7290 6148 F: 020 7499 8832 
> M: 07768 257256 www.sunley.co.uk 
>  
>  
>  
> Sunley Holdings Plc is a company registered in England No.1458205 Reg 
> Office: 20 Berkeley Square, London, W1J 6LH. 
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>  
> This email and any files transmitted with it are confidential and 
> intended solely for the use of the individual or entity to whom they are 
> addressed. If you have received this email in error please notify 
> support@sunley.co.uk. This footnote also confirms that this email 
> message has been checked for the presence of computer viruses and none 
> were detected. 
>  
> Think of the environment. Please avoid printing this e-mail 
> unnecessarily.  
>  
>  
>  

Page 2 of 2
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Charles Cleal 

From: Simon Talbot-Williams [Simon@talbotscott.co.uk]

Sent: 01 October 2010 14:57

To: Charles Cleal

Cc: chris ford; Ian Pringle; James Sunley

Subject: FW: Twyford Abbey

Page 1 of 1

03/11/2010

Charles – I understand that you have asked for updated confirmation of Sunley’s commitment to the 
acquisition. 
  
The following email confirms the current position.  
  
Simon  
  
Raban Developments Ltd 
27-29 Fitzroy Street  
London  
W1T 6DS 
  
DDI - 020 7436 9312 
Tel - 020 7495 4269  
Mob - 07973 758496 

From: James Sunley [mailto:jamess@sunley.co.uk]  
Sent: 01 October 2010 14:39 
To: Simon Talbot-Williams 
Cc: 'Ian Pringle' 
Subject: Twyford Abbey 
  
Raban Developments Ltd,  
27-29 Fitzroy St,  
London  
W1T 6DS 
  
Dear Simon 
  
Twyford Abbey 
  
Further to our named support for your offer for Twyford Abbey, we confirm our continuing support and 
commitment to the acquisition and the project.  
  
We look forward to hearing that you have been successful with your offer.  
  
Yours sincerely 
  
James B. Sunley 
  
The Sunley Group  
20 Berkeley Square  
London W1J 6LH  
D: 020 7290 6148 F: 020 7499 8832  
M: 07768 257256 www.sunley.co.uk 
Sunley Holdings Plc is a company registered in England No.1458205 Reg Office: 20 Berkeley Square, London, W1J 6LH. 
 
This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity 
to whom they are addressed. If you have received this email in error please notify support@sunley.co.uk. This footnote 
also confirms that this email message has been checked for the presence of computer viruses and none were detected. 
 
P Think of the environment. Please avoid printing this e-mail unnecessarily.  
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Member of Deloitte Touche Tohmatsu Limited

18591388_1]

Dear  Mr Ford

Twyford Abbey

Following a meeting held with our client earlier this week, I am pleased to inform you that you have been

shortlisted for further consideration of your proposal. In order for our client to make a decision whether to 

proceed with your offer we require further information.

You have stated previously to us that you have a number of ideas on for the site. Whilst your offer is

unconditional in order to assess your bid in greater detail I have some further points which require

clarification/further information.

You have stated that Raban Developments has developed nine listed buildings in the past. It would be

useful if you could provide more information of the relevant examples which demonstrate your experience

with this type of building. For each relevant project it would therefore be helpful to have a brief synopsis to

include:

• the type of building and its use;

• size of building (sq ft);

• whether the building was listed and if so what grade of listing;

• the type of refurbishment or redevelopment undertaken (if any), and the extent of

these works;

• date that any development or refurbishment took place; and 

• any planning permission you obtained.

You have mentioned to us previously that Raban Developments intend to enter a joint venture agreement

with Sunley Holdings. It would be useful for you to provide as much detail as possible into the structure of

this joint venture. Please can you confirm who would be the contracting party and who would be financing

the purchase?

C Ford Esq

Raban Developments Ltd 

2 High Street

Kingston Upon Thames

Surrey

KT1 1EY

By e-mail only

Drivers Jonas Deloitte
66 Shoe Lane
London
EC4A 3BQ
Tel: +44 (0) 20 7007 9000
Fax: +44 (0) 20 7583 1198
www.djdeloitte.co.uk

Direct: +44 (0) 207 30 33121
Direct Fax: +44 (0) 20 7583 1198
ccleal@djdeloitte.co.uk

7 October 2010

Subject to Contract
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2

Whilst I appreciate you are currently not certain as to your use for the whole site it would be useful to

have further information on the assumption your have made and any other potential plans to include

where possible the following:

1. Any indicative scheme designs including floor areas and site layout.

2. Your planning assumptions including the time needed to obtain planning permission; whether
enabling development is required and if so how much.

3. Financial appraisal and or details of your valuation assumptions including:

• the Gross Development Value and including estimated values for each element of

your scheme;

• Construction costs (£psf) for both the Abbey and any other development (if

applicable);

• costs associated with road/landscaping;

• costs of professional fees;

• timing and phasing and

• assumptions on finance including finance rates.

I am aiming to report to my client by the end of next week, so would be grateful if you could respond to 

these queries as soon as possible.  If you have any questions or think a meeting would be helpful, please

do not hesitate to contact me.

Yours sincerely

Charles Cleal

for Deloitte LLP (trading as Drivers Jonas Deloitte)
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Charles Cleal 

From: chris ford [chrisford55@hotmail.com]

Sent: 11 October 2010 15:33

To: Charles Cleal; simon@talbotscott.co.uk; jamess@sunley.co.uk; ian.pringle@mwh-
law.co.uk

Subject: Twyford Abbey, requested info.

Follow Up Flag: Follow up

Flag Status: Red

Attachments: flats.zip

Page 1 of 1

03/11/2010

Dear Charles 
  
Many thanks for your email regarding us having been shortlisted on the "new possible bids list". 
  
I am as requested in your letter enclosing some previous projects undertaken in the last five years by Raban 
Developments, I am not including anything from Sunley as these are a matter of public record and too 
numerous and exaustive to list over the past 50 odd years ! 
  
I have enclosed photographs in the attached zip file and from top to bottom of that file in corresponding 
order ,we have; 
  
1) 27-29 Fitzroy Street - Listed- from office to residential 7 units total 11000 sqft 
2) 41-43 Grafton Way - Listed- from office to residential 12 untits total 12000 sqft 
3) 9 Kimbereley Terrace - Listed HMO to 10 residential units total 9000 sqft 
4) 11-12 Wellington Road- Listed conversion to 10 residential units total 8000 sqft 
5) 19-21 Apsley Road - Conservation from Residential Home to 13 Flats total 12500 sqft 
6) Ice House Hill - Conservation Area- from Warehouse to 12 residential units total 13000 sqft 
7) 125-126 King Street- Listed and special interest-conversion to 5 residential flats and 2 shops total 6000 
sqft 
8) 44 Deanside -Listed conversion to 9 units total 7000 sqft 
9) 51 King Street- Listed Social Club converted to 18 residential units total 17000 sqft 
10) Tibb Street - Listed Conversion of Warehouse to 14 residential Flats 12000 sqft 
  
We retain most of the above and inspections can be arranged or alternatively we have two sites currently 
working, one in London and one in Suffolk, the London site is located at 78-80 Goodhall street and is a listed 
building being converted from an old derilict working mens club to 12 Residential units total of 11000 sqft. 
This is very close to Twyford Abbey and similar albeit smaller in size. 
  
We have a larger selection of developments but I have tried to choose the ones that seemed most relevant to 
your enquiry. We are meeting our Arcitect on Wed to discuss the other material requested by yourselves and 
your client and would hope to furnish this by weeks end. 
  
If you have any questions feel free to give me a call. 
  
All the best 
  
Chris Ford 
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Drivers Jonas Deloitte 
66 Shoe Lane  London 
EC4A 3BQ 
Tel: +44 (0) 20 7007 9000   Fax: +44 (0) 20 7583 1198 

 

 
Direct: +44 (0) 207 30 33121 
Direct Fax: +44 (0) 20 7583 1198 
ccleal@djdeloitte.co.uk 

www.djdeloitte.co.uk 

 Mr Justin Thomas 
Maxam Property Ltd 
By Email Only 

   

 23 September 2010  
 Our Ref:  C-0156454-02  
   
   

Dear Mr Thomas

Twyford Abbey 
Thank you for your offer for Twyford Abbey. We are currently in the process of analysing all of the offers 
received. In order for us to understand and analyse your offer properly, I would be grateful if you could 
provide further information on the following: 

1. Please provide further details of the consortium members and their ability to fund the purchase 
and subsequent development, along with details of whether equity or will debt funding be 
required.  Following our recent conversation, I understand that you will be sending through details 
of funding shortly.   

 3. Please provide details of the hotel operator, with confirmation that they support the offer for the 
site and details of the proposed hotel development (including the number of bedrooms and type 
of operation).  

2. Please provide details of Maxam Property's experience of refurbishing listed buildings of this 
scale that are in a poor state of repair.    

4. Please provide details of the proposed residential development, adjacent to Twyford Abbey Road 
(including proposed square footage).  

5. Please confirm whether your offer is subject to planning, or unconditional in this respect.  Have 
you had any conversations with the Local Authority regarding your proposals?  

6. Please confirm whether your offer is subject to third party agreements being in place with 
partners (i.e. an agreement for lease with the hotel operator and an agreement with a 
housebuilder).   

7. I would be grateful if you could confirm whether you would need to carry out further technical due 
diligence or survey work prior to exchange of contracts. If so, please provide details 
and timescales.   

I will be sending a report through to my client next week, so would be grateful if you would respond to 
these queries as soon as possible. If you have any queries do not hesitate to contact me.   
 

Yours sincerely 

 

Charles Cleal 
for Deloitte LLP (trading as Drivers Jonas Deloitte) 

 

 
Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675 and its  
registered office at 2 New Street Square, London EC4A 3BZ, United Kingdom. 
 
Drivers Jonas Deloitte is a trading name of Deloitte LLP, which is the United Kingdom member firm of Deloitte Touche Tohmatsu 
Limited (‘DTTL’), a UK private company limited by guarantee, whose member firms are legally separate and independent entities. 
Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTT and its member firms. Drivers Jonas 
Deloitte is regulated by RICS. 

Member of Deloitte Touche Tohmatsu Limited 

  

Justin Thomas- Twyford Abbey]
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PROPERTY (UK) LIMITED 
 

 

33Cavendish Square, London  W1G 0PW.   T. 020 7792 0033   
 

Registered office : 585A Fulham Road, London SW6 5UA.  Registered in England No. 5131166 

Charles Cleal 
Drivers Jonas Deloitte 
66 Shoe Lane 
London 
EC4A 3BQ 
 
24th September 2010      
 

SUBJECT TO CONTRACT 
 
Dear Charles,  
 
Twyford Abbey, Ealing 
 
Thank you for your letter dated 23rd September requesting further information and I set 
out below my responses in the same order as your letter. 
 
1. The principal funder behind our proposal is actually the hotel operator, which owns a 

portfolio of assets comprising very similar stock to the operation proposed at Twyford 
Abbey. This operator has a very strong capital base, is an excellent covenant in its 
own right and is currently actively acquiring assets for owner occupation purposes. 
However I regret that we cannot release the name of the operator at this stage. 
 

2. Maxam Property is currently developing the Grade II General Lying In Hospital and 
adjoining nurses accommodation at Waterloo into a 236 bed hotel. The building was 
erected in the 1820’s in a very high profile location opposite County Hall and has 
very striking architectural features such as the stuccoed entrance porch with ionic 
colonnade. A highly detailed construction contract has been negotiated with Sisk 
contractors and construction is due to start Q4 2010. 

 
3. As stated in item 1 above we cannot release the name of the hotel owner operator but 

I can confirm that they support the redevelopment to deliver an 80 bedroom hotel 
with spa, restaurants and conferencing facilities. 

 
4. The residential development adjacent to Twyford Abbey Road will provide 20 new 

houses on 0.6Ha (approx 35 houses/Ha) with a total Gross External Area of 
18,375sqft. 

 
5. Our offer is not subject to planning in respect of the proposed residential 

development, however if our bid is considered favourably then we would expect a 
reasonable period of time to consult with the Local Planning Authority, which we 
have not yet done. Any residential development on the site will have to be considered 
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33Cavendish Square, London  W1G 0PW.   T. 020 7792 0033   
 

Registered office : 585A Fulham Road, London SW6 5UA.  Registered in England No. 513116 

in the context of enabling the regeneration of the Abbey rather than being viewed in 
isolation, so premature consultation would be pointless. 

 
6.  As stated above the operator and the funding are directly connected, so our offer 

does not depend on an operators lease being in place, and nor are we prenegotiating 
any contracts with third party housebuilders. 

 
7. As stated above we would require a period of due diligence prior to exchanging 

contracts which would allow for consultations with planners and corroboration of the 
engineers and QS reports (possibly with new surveys). It would be prudent to allow 2 
to 3 months to conclude this due diligence process. 

 
I hope this provides you with enough detail for the report to your client and I look forward 
to hearing back from you. 
 
Yours sincerely, 
 

 
Justin Thomas 
Director 
 
 
 
 

99



Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675 and its
registered office at 2 New Street Square, London EC4A 3BZ, United Kingdom.

Drivers Jonas Deloitte is a trading name of Deloitte LLP, which is the United Kingdom member firm of Deloitte Touche Tohmatsu
Limited (‘DTTL’), a UK private company limited by guarantee, whose member firms are legally separate and independent entities.
Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTT and its member firms. Drivers Jonas
Deloitte is regulated by RICS.

Member of Deloitte Touche Tohmatsu Limited

18591387_1]

Dear  Mr Thomas

Twyford Abbey

Following a meeting held with our client earlier this week, I am pleased to inform you that you have been

shortlisted for further consideration of your proposal. In order for our client to make a decision whether to 

proceed with your offer we require further information.

I would be grateful if you could also provide further details of the consortium that you represent and their

financial standing. Please confirm the identity of the contracting party and who would fund the purchase

You mention you have plans for both a spa hotel and residential on the site. In order to analyse the risk

associated with your bid and feasibility of your plans for the site, please provide the following:

1. Any indicative scheme designs including floor areas and site layout.

2. Your planning assumptions including the time needed to obtain planning permission; whether
enabling development is and if so how much?

3. Financial appraisal and or details of your valuation assumptions including:

• the Gross Development Value and including estimated values for each element of

your scheme;

• Construction costs (£psf) for both the Abbey and any other development (if

applicable);

• costs associated with road/landscaping;

• costs of professional fees;

• timing and phasing and

• assumptions on finance including finance rates.

J Thomas Esq

Maxam Property Limited

33 Cavendish Square

London

W1G 0PW

By e-mail only

Drivers Jonas Deloitte
66 Shoe Lane
London
EC4A 3BQ
Tel: +44 (0) 20 7007 9000
Fax: +44 (0) 20 7583 1198
www.djdeloitte.co.uk

Direct: +44 (0) 207 30 33121
Direct Fax: +44 (0) 20 7583 1198
ccleal@djdeloitte.co.uk

7 October 2010

Subject to Contract
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2

I am aiming to report to my client by the end of next week, so would be grateful if you could respond to 

these queries as soon as possible.  If you have any questions or think a meeting would be helpful, please

do not hesitate to contact me.

Yours sincerely

Charles Cleal

for Deloitte LLP (trading as Drivers Jonas Deloitte)
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Charles Cleal 

From: Justin Thomas [justin@maxamproperty.com]

Sent: 11 October 2010 17:41

To: Charles Cleal

Subject: RE: Twyford Abbey

Follow Up Flag: Follow up

Flag Status: Red

Attachments: Maxam(UK) further offer details Twyford 111010.doc

Page 1 of 2Message

03/11/2010

Charles, 
Thanks for your letter - please see attached my reply. 
I'm not intending to be unhelpful but with the best will in the world I'm not going to reveal the 
name of my funder/ partner because as I've said in my previous letter the funder is the hotelier that 
wants to run & keep the hotel. We'll be the developer partner in the arrangement so the 
relationship is everything. 
Happy to propose an NDA if your client wants to take it any further with us. 
On the planning front, we're relatively comfortable with the previously consented use for hotel on 
the Abbey buildings as we're not proposing to build any huge extensions but work with the 
existing volume as much as possible (we're only proposing 80 keys) but the residential is more 
contentious so that's what we'll need the time for prior to an unconditional exchange. 
Hope this is helpful, 
Regards, 
Justin 
  
  
  

Justin Thomas  

MAXAM PROPERTY (UK) LIMITED  

33 Cavendish Square  
London W1G 0PW  

T. + 44 (0) 20 7792 0033  

M. +44 (0) 7768892052  

 
 
This message and any attachments (the "message") is intended solely for the addressees and is confidential.  
   
If you receive this message in error, please delete it and immediately notify the sender. Any use not in accord with its 
purpose, any dissemination or disclosure, either whole or partial, is prohibited except formal approval. The internet can 
not guarantee the integrity of this message. MAXAM PROPERTY (and its subsidiaries) shall (will) not therefore be liable 
for the message if modified.  

Do not print this message unless it is necessary, consider the environment.  

-----Original Message----- 
From: Charles Cleal [mailto:ccleal@djdeloitte.co.uk]  
Sent: 08 October 2010 10:57 
To: 'Justin Thomas' 
Cc: Ben Tate; Nigel Durman 
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Subject: Twyford Abbey 
 
Justin 
  
Please see attached a letter regarding your offer for Twyford Abbey. 
  
Kind regards 
  
Charles 
  
Charles Cleal 
Drivers Jonas Deloitte  
Athene Place 66 Shoe Lane, London, EC4A 3BQ 
Tel/Direct: +44 (0)20 7303 3121| Mobile: +44 (0)78 6326 1244 
ccleal@djdeloitte.co.uk | www.djdeloitte.co.uk 
 
Please consider the environment before printing. 
  
  
 

IMPORTANT NOTICE 
 
 
This communication is from Deloitte LLP (trading as Drivers Jonas Deloitte). Deloitte LLP is a limited liability partnership registered in 
England and Wales with registered number OC303675. Its registered office is 2, New Street Square, London EC4A 3BZ, United 
Kingdom. Deloitte LLP is the United Kingdom member firm of Deloitte Touche Tohmatsu Limited (“DTTL”), a UK private company limited 
by guarantee, whose member firms are legally separate and independent entities. Please see www.deloitte.co.uk/about for a detailed 
description of the legal structure of DTTL and its member firms. 
 
 
 
This communication contains information which is confidential and may also be privileged. It is for the exclusive use of the intended 
recipient(s). If you are not the intended recipient(s), please (1) notify it.security.uk@deloitte.co.uk by forwarding this email and delete all 
copies from your system and (2) note that disclosure, distribution, copying or use of this communication is strictly prohibited. Email 
communications cannot be guaranteed to be secure or free from error or viruses. 
 
 
 
To the extent permitted by law, Deloitte LLP does not accept any liability for use of or reliance on the contents of this email by any 
person save by the intended recipient(s) to the extent agreed in a Deloitte LLP engagement contract. 
 
 
 
Opinions, conclusions and other information in this email which have not been delivered by way of the business of Deloitte LLP are 
neither given nor endorsed by it. 
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PROPERTY (UK) LIMITED 

33Cavendish Square, London  W1G 0PW.   T. 020 7792 0033   
 

Registered office : 585A Fulham Road, London SW6 5UA.  Registered in England No. 5131166 

Charles Cleal 
Drivers Jonas Deloitte 
66 Shoe Lane 
London 
EC4A 3BQ 
 
11th October 2010       SUBJECT TO CONTRACT 
 
Dear Charles,  
 
Twyford Abbey, Ealing 
 
Thank you for your letter dated 7th October and we are very pleased to be shortlisted for further 
consideration by your client.  
 
I will attempt to give my responses in the same order as your queries. However, not wishing to be 
obstructive, I am not prepared to disclose the details of the funding party because it is a hotel owner-
operator that we have been dealing with and that information is valuable to us. We would of course 
be willing to disclose these details under a signed non disclosure /non-treat agreement between all 
the parties. 
 
1. Indicative scheme designs can be produced on completion of the NDA. 

 
2. We have allowed 12 months to secure a detailed planning consent for the residential 

development on Twyford Abbey Road and redevelopment of the Abbey buildings. The 
residential development on Twyford Abbey Road comprises the enabling development 
providing an injection of circa £1 million towards the redevelopment costs of the Abbey 
Buildings. 

 
3. Financial Appraisal; 

GDV Residential on Twyford Abbey Road £5.5 mil (14 houses) 
GDV Hotel     £15 mil 
Gross Costs     £17.5 mil 
 
Gross costs included assumption of construction finance facility at 60% of gross costs at 6% 
with 2% arrangement fees. 

 
I hope this provides you with enough detail for the report to your client and I look forward to 
hearing back from you. 
 
Yours sincerely, 

 
Justin Thomas 
Director 

104



Charles Cleal 

From: Justin Thomas [justin@maxamproperty.com]

Sent: 22 October 2010 12:33

To: Charles Cleal

Cc: Ben Tate

Subject: RE: Twyford Abbey

Page 1 of 2Message

03/11/2010

Charles, 
Thanks for your email. 
The purchaser would be an SPV, possibly based offshore - we have 3 similar SPV's in Jersey where a 
Jersey based management company runs the SPV on behalf of the shareholders. 
The shareholders put the SPV in funds as necessary. 
Just so you are aware, we have not made any moves to set up a new SPV at this stage. 
Kind regards, 
Justin 
  
  
  

Justin Thomas  

MAXAM PROPERTY (UK) LIMITED  

33 Cavendish Square  
London W1G 0PW  

T. + 44 (0) 20 7792 0033  

M. +44 (0) 7768892052  

 
 
This message and any attachments (the "message") is intended solely for the addressees and is confidential.  
   
If you receive this message in error, please delete it and immediately notify the sender. Any use not in accord with its 
purpose, any dissemination or disclosure, either whole or partial, is prohibited except formal approval. The internet can 
not guarantee the integrity of this message. MAXAM PROPERTY (and its subsidiaries) shall (will) not therefore be liable 
for the message if modified.  

Do not print this message unless it is necessary, consider the environment.  

-----Original Message----- 
From: Charles Cleal [mailto:ccleal@djdeloitte.co.uk]  
Sent: 19 October 2010 15:30 
To: 'Justin Thomas' 
Cc: Ben Tate 
Subject: Twyford Abbey 
 
Justin 
  
Twyford Abbey- Subject to Contract 
  
I hope you are well and thank you for your recent letter. 
  
On the basis that you are unable to confirm the hotel operator/funder at this stage, please could you 
provide more details as to how the property will be purchased. Will Twyford Abbey Properties Ltd be 
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contracting directly with the hotel or with Maxam Properties (or both)? If an SPV is proposed, please 
confirm how this will work. 
  
Kind regards 
  
Charles 
  
Charles Cleal 
Drivers Jonas Deloitte  
Athene Place 66 Shoe Lane, London, EC4A 3BQ 
Tel/Direct: +44 (0)20 7303 3121| Mobile: +44 (0)78 6326 1244 
ccleal@djdeloitte.co.uk | www.djdeloitte.co.uk 
 
Please consider the environment before printing. 
  
  
 

IMPORTANT NOTICE 
 
 
This communication is from Deloitte LLP (trading as Drivers Jonas Deloitte). Deloitte LLP is a limited liability partnership registered in 
England and Wales with registered number OC303675. Its registered office is 2, New Street Square, London EC4A 3BZ, United 
Kingdom. Deloitte LLP is the United Kingdom member firm of Deloitte Touche Tohmatsu Limited (“DTTL”), a UK private company limited 
by guarantee, whose member firms are legally separate and independent entities. Please see www.deloitte.co.uk/about for a detailed 
description of the legal structure of DTTL and its member firms. 
 
 
 
This communication contains information which is confidential and may also be privileged. It is for the exclusive use of the intended 
recipient(s). If you are not the intended recipient(s), please (1) notify it.security.uk@deloitte.co.uk by forwarding this email and delete all 
copies from your system and (2) note that disclosure, distribution, copying or use of this communication is strictly prohibited. Email 
communications cannot be guaranteed to be secure or free from error or viruses. 
 
 
 
To the extent permitted by law, Deloitte LLP does not accept any liability for use of or reliance on the contents of this email by any 
person save by the intended recipient(s) to the extent agreed in a Deloitte LLP engagement contract. 
 
 
 
Opinions, conclusions and other information in this email which have not been delivered by way of the business of Deloitte LLP are 
neither given nor endorsed by it. 
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City and Country 
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Drivers Jonas Deloitte 
66 Shoe Lane  London 
EC4A 3BQ 
Tel: +44 (0) 20 7007 9000   Fax: +44 (0) 20 7583 1198 

 

 
Direct: +44 (0) 207 30 33121 
Direct Fax: +44 (0) 20 7583 1198 
ccleal@djdeloitte.co.uk 

www.djdeloitte.co.uk 

 Mr Simon Marner 
City and Country 
By Email Only 

   

 23 September 2010  
 Our Ref:  C-0156454-02  
   
   

Dear Mr Marner

Twyford Abbey 
Thank you for your offer for Twyford Abbey. We are currently in the process of analysing all of the offers 
received. In order for us to understand and analyse your offer properly I would be grateful if you could 
provide further information on the following: 

1. Please confirm whether you have seen the estimated costings associated with repairing the 
Abbey building, provided on the Information Pack website.  Please confirm whether these costs 
have been factored into your offer for the site.  Alternatively, if you have used different 
cost estimates, please could you provide details of these.    

 3. Please confirm whether you would require any town planning investigations prior to purchase, or 
whether the offer is wholly unconditional in this respect.    Have you had any conversations with 
the Local Authority regarding your proposals?  

2. It would be helpful to understand your proposals for the site, in terms of the number and type of 
residential units proposed and the associated square footage (both within the existing building, 
and including any additional development within the grounds).   

4. I would be grateful if you could confirm whether you would need to carry out further technical due 
diligence or survey work prior to exchange of contracts. If so, please provide details 
and timescales.   

I will be sending a report through to my client next week, so would be grateful if you would respond to 
these queries as soon as possible. If you have any queries do not hesitate to contact me.   
 

Yours sincerely 

 

Charles Cleal 
for Deloitte LLP (trading as Drivers Jonas Deloitte) 

 

 
Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675 and its  
registered office at 2 New Street Square, London EC4A 3BZ, United Kingdom. 
 
Drivers Jonas Deloitte is a trading name of Deloitte LLP, which is the United Kingdom member firm of Deloitte Touche Tohmatsu 
Limited (‘DTTL’), a UK private company limited by guarantee, whose member firms are legally separate and independent entities. 
Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTT and its member firms. Drivers Jonas 
Deloitte is regulated by RICS. 

Member of Deloitte Touche Tohmatsu Limited 

  

Simon Marner- Twyford Abbey]
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Charles Cleal 

From: Simon Marner [Simon.Marner@cityandcountry.co.uk]

Sent: 23 September 2010 18:43

To: Charles Cleal

Cc: Angela Day; Ben Tate

Subject: RE: Twyford Abbey

Page 1 of 2

03/11/2010

Dear Charles 
  
Thank you for your letter and in response I can confirm the following: 
  
1. We have seen the costings in relation to the repair of the listed building and have factored these into our 
offer. 
2. The planning position, as I am sure you are aware, is complicated and by no means a foregone conclusion. 
We will be looking to explore the possibilities with the local planning authority and our offer reflects the 
planning risk. 
  
3. My comments above apply and I can confirm that our offer is not dependant upon any town planning 
investigations. 
  
4. I can confirm that we do not need to carry out any further technical due diligence or survey work prior to 
exchange of contracts. 
  
Please do contact me if you require anything further and in any event, I look forward to hearing from you 
further. 
  
Kind Regards 
  
Simon Marner 
Head of Land & Property 
City & Country Residential Ltd. 

From: Charles Cleal [ccleal@djdeloitte.co.uk] 
Sent: 23 September 2010 17:51 
To: Simon Marner 
Cc: Angela Day; Ben Tate 
Subject: Twyford Abbey 
 
Simon 
  
Please find attached a letter, with queries regarding your offer for Twyford Abbey. Should you have any 
questions do not hesitate to contact me. 
  
Kind regards 
 
Charles 

  
Charles Cleal 
Drivers Jonas Deloitte  
Athene Place 66 Shoe Lane, London, EC4A 3BQ 
Tel/Direct: +44 (0)20 7303 3121| Mobile: +44 (0)78 6326 1244 
ccleal@djdeloitte.co.uk | www.djdeloitte.co.uk 
 
Please consider the environment before printing. 
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IMPORTANT NOTICE 
 
 
This communication is from Deloitte LLP (trading as Drivers Jonas Deloitte). Deloitte LLP is a limited liability partnership registered in England 
and Wales with registered number OC303675. Its registered office is 2, New Street Square, London EC4A 3BZ, United Kingdom. Deloitte LLP is 
the United Kingdom member firm of Deloitte Touche Tohmatsu Limited (“DTTL”), a UK private company limited by guarantee, whose member 
firms are legally separate and independent entities. Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTTL 
and its member firms. 
 
 
 
This communication contains information which is confidential and may also be privileged. It is for the exclusive use of the intended recipient(s). If 
you are not the intended recipient(s), please (1) notify it.security.uk@deloitte.co.uk by forwarding this email and delete all copies from your 
system and (2) note that disclosure, distribution, copying or use of this communication is strictly prohibited. Email communications cannot be 
guaranteed to be secure or free from error or viruses. 
 
 
 
To the extent permitted by law, Deloitte LLP does not accept any liability for use of or reliance on the contents of this email by any person save by 
the intended recipient(s) to the extent agreed in a Deloitte LLP engagement contract. 
 
 
 
Opinions, conclusions and other information in this email which have not been delivered by way of the business of Deloitte LLP are neither given 
nor endorsed by it. 
City & Country Group plc & Subsidiaries Registered Office:  Bentfield Place, Bentfield Road, Stansted, Essex, CM24 8HL   
Registered in England No. 4367666 
www.cityandcountry.co.uk 
Privacy and Confidentiality Notice 
This message and any attachments are confidential and intended solely for the person(s) to whom it is addressed.  It may contain privileged and 
confidential information. If you are not the intended recipient you must not read, copy, distribute, discuss or take any action in reliance on it. If you 
have received this information in error, please notify the sender as soon as possible and then destroy it.  You should carry out your own virus 
check before opening any attachment.  We accept no liability for any loss or damage that may be caused by software viruses or 
interception/interruption of this mail. 
The views expressed in this email may be the personal views of the sender and not of the company unless specifically stated.  Please note that we 

are able to, and reserve the right to, monitor e-mail communications passing through our network. 
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Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675 and its
registered office at 2 New Street Square, London EC4A 3BZ, United Kingdom.

Drivers Jonas Deloitte is a trading name of Deloitte LLP, which is the United Kingdom member firm of Deloitte Touche Tohmatsu
Limited (‘DTTL’), a UK private company limited by guarantee, whose member firms are legally separate and independent entities.
Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTT and its member firms. Drivers Jonas
Deloitte is regulated by RICS.

Member of Deloitte Touche Tohmatsu Limited

18591386_1]

Dear  Mr Marner

Twyford Abbey

Following a meeting held with our client earlier this week, I am pleased to inform you that you have been

shortlisted for further consideration of your proposal. In order for our client to make a decision whether to 

proceed with your offer we require further information.

You have stated previously to us that you have a number of ideas on for the site. Whilst you offer is

unconditional in order to assess your bid in greater detail I have some further points which require

clarification/further information.

In order to analyse the risk associated with your bid and the feasibility of your plans for the site please

provide the following:

1. Any indicative scheme designs including floor areas and site layout.

2. Your planning assumptions including the time needed to obtain planning permission; whether
enabling development is and if so how much?

3. Financial appraisal and or details of your valuation assumptions including:

• the Gross Development Value and including estimated values for each element of

your scheme;

• Construction costs (£psf) for both the Abbey and any other development (if

applicable);

• costs associated with road/landscaping;

• costs of professional fees;

• timing and phasing and

S Marner Esq

City & Country

Bentfield Place

Bentfield Road

Stansted

Essex

CM24 8HL

By e-mail only

Drivers Jonas Deloitte
66 Shoe Lane
London
EC4A 3BQ
Tel: +44 (0) 20 7007 9000
Fax: +44 (0) 20 7583 1198
www.djdeloitte.co.uk

Direct: +44 (0) 207 30 33121
Direct Fax: +44 (0) 20 7583 1198
ccleal@djdeloitte.co.uk

7 October 2010

Subject to Contract
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2

• assumptions on finance including finance rates.

I am aiming to report to my client by the end of next week, so would be grateful if you could respond to 

these queries as soon as possible.  If you have any questions or think a meeting would be helpful, please

do not hesitate to contact me.

Yours sincerely

Charles Cleal

for Deloitte LLP (trading as Drivers Jonas Deloitte)
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Charles Cleal 

From: Simon Marner [Simon.Marner@cityandcountry.co.uk]

Sent: 15 October 2010 09:33

To: Charles Cleal

Subject: FW: Twyford Abbey

Page 1 of 1

03/11/2010

Subject to Contract 
  
Dear Charles 
  
I am responding to your letter of 7th October and apologise for the delay in responding but have been out of 
the office and on leave until yesterday. 
  
City & Country have many years experience in the development of listed buildings in sensitive locations and in 
particular, dealing with enabling development applications to facilitate the restoration of these buildings. The 
process, as I am sure you are aware, is by no means straight forward and involves a step by step approach 
involving specialist consultants to investigate and draw together the important and relevant aspects of the site, 
to prioritise their importance and come up with a solution for the site that is based on a soundly argued 
compromise.  
  
Our offer for the site is unconditional and at a level that we are prepared to take the risk that a workable 
solution can be found for the site. If you require a bank reference to confirm that we have the finance available 
for an acquisition at this level please let me know and I will arrange for this to be provided. Our website 
demonstrates our experience in this field of work and I can assure you that we are fully aware of the 
complexities that such a project entails. 
  
We are passionate about our work and take great reward out of finding and delivering solutions for historic 
sites and buildings. 
  
Please do give me a call to discuss if you would like to do so.  
  
Regards  

 

Simon Marner 
 

Head of Land & Property 
City & Country Group | Bentfield Place | Stansted | Essex | CM24 8HL | 

Tel.01279 817882 | Fax.01279 817883 |Mob.07816 513502 |www.cityandcountry.co.uk  
 
Our latest developments [click web links below] 

The Galleries | Herringswell Manor | Balls Park | Old St. Michaels   

P   Save the planet think before you print. 

  

City & Country Group plc & Subsidiaries Registered Office:  Bentfield Place, Bentfield Road, Stansted, Essex, CM24 8HL   
Registered in England No. 4367666 
www.cityandcountry.co.uk 

Privacy and Confidentiality Notice 
This message and any attachments are confidential and intended solely for the person(s) to whom it is addressed.  It may contain privileged and 
confidential information. If you are not the intended recipient you must not read, copy, distribute, discuss or take any action in reliance on it. If you 
have received this information in error, please notify the sender as soon as possible and then destroy it.  You should carry out your own virus 
check before opening any attachment.  We accept no liability for any loss or damage that may be caused by software viruses or 
interception/interruption of this mail. 
The views expressed in this email may be the personal views of the sender and not of the company unless specifically stated.  Please note that we 

are able to, and reserve the right to, monitor e-mail communications passing through our network. 
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John Zylinski 
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Charles Cleal

From: The White House [info@whitehouselondon.com]
Sent: 16 September 2010 15:44
To: Charles Cleal
Subject: TWYFORD ABBEY UNCONDITIONAL OFFER.

Dear Charles,
Thank you for showing us round Twyford Abbey - a magnificent building, a magnificent 
site but a disastrous planning history.Also a project which I estimate needs an 
investment of probably £20 M to realise the full potential.
My vision for it is an events venue - weddings and conferences , with the potential 
for up to 3 large halls , one of which would double as an Opera House.The upper floors 
would have a hotel use.
My first step would be to get temporary enabling planning permission for  5 years to 
set up a marquee capable of holding 1000 people as well as advertising hoardings along 
the N.Circular Road .Within two years of getting these ,the site will be generating  
£2M per year net.
Planning permission for the entirety of the site could then be organised at a gradual 
pace , so that work would start within 3 years , lasting 24 months.These projects will 
bring the annual income of the site up to approx. £10M per year.Giving us a GDV of 
£100 M within 10 years.
My unconditional offer for Twyford Abbey is therefore  a joint venture with the 
current owner whereby  he retains 10% of the equity whereas I provide all the 
investment capital and my planning expertise to redevelop the site.
As you know, I have built a palace in Ealing : The White House which is now an events 
and wedding venue  www.whitehouselondon.com. I have an excellent  track record with 
Ealing Council whom I have already spoken to about Twyford Abbey.They are very excited 
that a local resident of 50 years standing , might be rescuing Twyford Abbey by 
turning it into a wedding/events venue like The White House.They know me and trust me.
I have heard that several people might be interested in buying Twyford Abbey, but in 
view of all the above I am totally confident that over a 10 year period only I can 
achieve the highest income and asset value.By restoring the house and grounds to the 
prestige and grandeur it deserves.
I am a very flexible person, so I would be very happy to meet the owners to get into 
detailed discussions which would completely satisfy both parties.
I have absolute confidence there is a deal to be done on the lines indicated above.And 
that long term this is an oustanding deal for the owner .
Yours Sincerely,
John Zylinski
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Drivers Jonas Deloitte 
66 Shoe Lane  London 
EC4A 3BQ 
Tel: +44 (0) 20 7007 9000   Fax: +44 (0) 20 7583 1198 

 

 
Direct: +44 (0) 207 30 33121 
Direct Fax: +44 (0) 20 7583 1198 
ccleal@djdeloitte.co.uk 

www.djdeloitte.co.uk 

 Mr John Zylinski 
By Email Only 

   

 23 September 2010  
 Our Ref:  C-0156454-02  
   
   

Dear Mr Zylinski

Twyford Abbey 
Thank you for your offer for Twyford Abbey. We are currently in the process of analysing all of the offers 
received. In order for us to understand and analyse your offer properly I would be grateful if you could 
provide further information on the following: 

1. Please provide details of the contracting company, including registered address and company 
number  (or alternatively, confirmation that you will be purchasing the property in your own 
name).  

2. If applicable, please provide details of the organisation that would guarantee your obligations 
under the contract.  

 4. You mention that you expect that it will cost in the region of £20m to fully redevelop the site. 
 Please confirm the assumptions you have made in order to reach this figure.   Does this cost 
incorporate the estimated costings that were provided on the Information Pack website? An 
anticipated cost breakdown would be helpful to understand your assumptions.  

3. Please provide details of how the anticipated revenue figures that you propose are calculated for 
the development's first 10 years.     

5. Significant capital investment will be required to obtain planning permission for the proposed uses 
and to get to a position where the site can generate revenue.  Please could you provide details 
of the anticipated up front costs and confirm how you will obtain funds (if applicable, supported by 
a letter from your bank confirming that funds are available).      

6. Please provide further details of the proposed uses.  Aside from the proposed marquee, would 
the proposed events venue and hotel be contained within the Abbey building, or would you 
anticipate additional development in the grounds?   

7. You mention that a hotel operator would use the upper floors of the building.  Do you have an 
operator on board who is supporting the proposal? If so, please provide details.  

8. Please provide further details of how and when Twyford Abbey Properties Ltd would realise their 
10% equity in the project.  

9. We are aware of the refurbishment that you have undertaken at the White House, near to 
Twyford Abbey. You mentioned when we met on site that you have also undertaken other 
refurbishments in the past. It would be useful to have details of any additional experience you 
have of listed buildings in a poor state of repair.  

10. Please confirm what further technical due diligence or survey work you would need to carry out 
prior to exchange of contracts, including timescales.   

 

 

 

Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675 and its  
registered office at 2 New Street Square, London EC4A 3BZ, United Kingdom. 
 
Drivers Jonas Deloitte is a trading name of Deloitte LLP, which is the United Kingdom member firm of Deloitte Touche Tohmatsu 
Limited (‘DTTL’), a UK private company limited by guarantee, whose member firms are legally separate and independent entities. 
Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTT and its member firms. Drivers Jonas 
Deloitte is regulated by RICS. 

Member of Deloitte Touche Tohmatsu Limited 

  

John Zylinski- Twyford]
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I will be sending a report through to my client next week, so would be grateful if you would respond to 
these queries as soon as possible. If you have any queries do not hesitate to contact me.   
 

Yours sincerely 

 

Charles Cleal 
for Deloitte LLP (trading as Drivers Jonas Deloitte) 

2 
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Charles Cleal 

From: The White House [info@whitehouselondon.com]

Sent: 28 September 2010 14:10

To: Charles Cleal

Subject: Twyford Abbey

Page 1 of 1

03/11/2010

Dear Charles, 
I'm sorry I have not got back to you sooner. 
It  has  reached me that English Heritage have asked the owners  to put the Abbey on the market to get 
evidence that the currently proposed residential scheme is the only viable solution . Hence the requests for 
details of the proposed use which would not be made if the owner's intention was really to sell it. 
In the circumstances I cannot see the sense of pursuing my offer. 
Kindest, 
John Zylinski 
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Appendix E - Ongoing Interest (but no 
offer received) 

1. Peter Crosthwaite – Private Consortium 

Peter Crosthwaite is an agent acting for a private consortium that is interested in setting up a private 
secondary school.  He had suggested in April that the consortium may be willing to offer between £5-10m.  
However he was not willing to put a bid forward a proposal by the deadline. He says that Ealing Council has 
indicated to him that the site is being marketed for an enabling development argument. We have recently 
discussed this with him and have agreed to stay in contact and keep him updated on the marketing process.     

2. Philip Green – London Green 

London Green expressed serious interest but did not submit an offer by the deadline. They cited that they 
had previously held discussions with the vendor that had not amounted to a sale and were concerned that 
they would spend a large amount of time putting together a proposal and they may not considered by the 
vendor. 

From our conversations with London Green, should they submit an offer we think they would be looking to 
develop the property through the use of enabling development (which is likely to comprise some form of 
residential accommodation with the Abbey converted into a hotel).  

3. Alex Hickman 

Alex Hickman has an unnamed client who is looking for sites of over 20 acres in Greater London.  He 
expressed interest following the bid deadline although we are not aware of his proposed use for the site. He 
does not believe the site will be suitable to his client although has said he will be doing some further 
investigations into the site. Despite the deadline having passed we have encouraged him to keep in contact 
We have offered a site viewing and will report any offer or proposal received to the vendor.   

4. Nicholas Baybutt 

Nicholas Baybutt represents a consortium of regeneration specialists and says he has looked at the site on a 
number of occasions over the past decade. Following the bid deadline, he has been in contact to say that he 
would still be interested in the site, should we not accept an offer from any of the interested parties. Any offer 
would be on a subject to planning/joint venture basis. Should he submit an offer his intention would be to 
refurbish the Abbey for residential use, with low density residential enabling development elsewhere on the 
site. 

He mentioned that he held a meeting with the head of regeneration at Ealing Council in the past year to 
discuss the site. He said that ‘off the record’ Ealing Council have informed him that the site is being marketed 
to support a planning argument and he believes it is unlikely to ever be sold. 
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5. Monarch Commercial (on behalf of an unnamed care home) 

Tony Khurl of Monarch Commercial is an agent, who has viewed the site with three parties who are care 
home operators. Tony informed us that one of his clients remains interested, (an Irish based care home 
investor), although they do not currently have the funds to submit an offer. We have told Monarch 
Commercial that we will keep in contact and have encouraged them to contact us should their client be in 
funds.   

6. Martin O’Rourke – BNB Partnership 

Has provided limited information except that he acts for an undisclosed Essex based developer (believed to 
be residential) who may be interested in the site. He did not submit a bid but has said that his client may be 
interested in the property in the future.  
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Appendix F - Parties No Longer 
Interested  

Health / Care Home 

1. Excelcare Developments Limited 

Excelcare Developments was set up in 1999 and now work in partnership with their sister company 
Excelcare Holdings, to provide nursing and residential homes (as a design and build contractor).  They have 
15 nursing and residential homes in and around London.  Excelcare Developments have confirmed that they 
are no longer interested, due to the size of the site and the difficulties associated with the listed building. 

2. Hollybrook Homes Limited 

Despite their name and main area of work (i.e. residential housing), Hollybrook stated that they were working 
with a care home client in respect of this opportunity.  It is likely that they would have looked to achieve a 
mixed use care home and residential scheme.  However, following a site visit on Friday 19th March, they 
appeared to be unclear as to whether the site would suit their requirements.  They have subsequently 
confirmed that they are not interested in submitting an offer.     

3. Hands on Nursing Homes 

Simon Lyster from Hands on Nursing Homes viewed the site on 19 March 2010, and stated that he was 
looking at the potential for a nursing home.  He did not provide any further information about the company.  
Following a Board meeting in May, the company decided that the project would be too big and too 
complicated for them. They have therefore withdrawn their interest.   

4. Lookout Development Partnership (Gracious Living) 

Lookout Development Partnership is an agent, acting on behalf of Gracious Living (part of The Goodman 
Group).  Gracious Living is a provider of Senior Residences and Care.  They have been active in America for 
more than 45 years and are now looking to grow their business in the UK.  They have a requirement for NW 
London and were reviewing the potential opportunity at Twyford Abbey for a retirement village and care 
home.  Their website suggests that their preference is for cleared sites (for new build).  Whilst they will 
consider listed buildings, they state the following: “as these are more difficult to adapt to a care use, they are 
not our preferred choice.” From a telephone conversation with Lookout Development in early May, we 
understand that they are no longer interested in the site.   

5. Barchester Healthcare 

Barchester Healthcare is a well established care home company, with 200 care home sites across the UK 
and 10,000 residents.  An information pack was originally requested.  We understand that Barchester are no 
longer interested in the site due to the large refurbishment costs. 
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6. Abbey Total Care 

Abbey Total Care Group is a family run business that owns and operates 10 Care Homes within Outer 
London.  They were originally interested in converting the building to a care home facility.  Sandy Mattoo and 
Parminda Dhariwal visited the site on 30 March 2010 and appeared very keen on the opportunity.  However, 
their planning and development consultant was less enthusiastic, setting out the difficulties and costs 
associated with renovating the building (both from a structural perspective and in terms of the heritage 
requirements).  Following a telephone conversation with Abbey Total Care in May 2010 we became aware 
that they were longer interested in the site as they feel it is unlikely they would be able to make a profit on 
any redevelopment. 

7. Vision Mental Healthcare (VMH) 

VMH is a private organisation that is currently operating a mental health hospital known as Cornerstone 
House in Borehamwood, Hertfordshire.  Cornerstone House provides care and support for people with 
severe and enduring mental health issues aged between 18 and 65 years.  They are looking to expand their 
offer by opening another hospital in west London.  They visited the site on 19 March 2010 and appeared 
keen to look into the opportunity in more detail.  However, we have left a number of messages with them and 
understand that they are no longer interested.   

Education / Training  

1. Smiths Gore (acting on behalf of Notting Hill Preparatory School).   

William Leefe of Smith Gore is acting on behalf of this private preparatory school, based in West London 
(Notting Hill Preparatory School).  We understand that the school requires a new site and in principle, they 
are interested in Twyford Abbey.  The agent has verbally indicated that a figure of £5 million might be 
possible.  However, to our knowledge, this was not based on any detailed appraisals or costings.  Further to 
a conversation on 19 May 2010, William Leefe had no instructions from the Governors to work up an offer for 
the site.  We have not heard from Smiths Gore for some time and did not receive a bid from them at the bid 
deadline. We have tried to contact them on several occasions but have had no response.  We therefore do 
not believe they are still interested in the property.   

2. Sir Alford Houstoun Boswell 

Sir Alford Houstoun Boswell is Chairman of several London schools. He previously purchased 25 acres at 
the Harrodian Club in Barnes from Mohammed Al Fayed, which used to be the recreational centre for 
Harrods’ employees.  The school was opened in September 1993 with 65 pupils and 12 staff. By September 
2009 the School had grown to 940 pupils and 170 members of staff. At the start of the marketing campaign 
he suggested that he would not move forward without a guide price, although he indicated that he would be 
prepared to spend “a couple of million” on the property for a new school. To our knowledge, this figure was 
not based on any detailed appraisals or costings.  In May we spoke to Sir Alford and he confirmed that he is 
no longer interested in pursuing the site.  

3. The Montessori St Nicholas Charity (Chairman) 

We have provided an information pack to the Montessori Charity, which promotes the Montessori education 
and learning philosophy across its 640 schools.  They have not requested a site visit or suggested that they 
are interested in submitting an offer.  

4. European Glass Limited  
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Despite the company name, we understand that they were originally interested in purchasing the site in order 
to develop it as a training / conference centre.  They employed a planner and architect in order to advise.  
Due to their anticipated refurbishment costs (prior to the release of estimated costings), they have confirmed 
that they are not interested in submitting an offer.   

5. West London Free School  

West London Free School  are represented by Gerald Eve and are looking for a site to build a new school 
under the new Government’s Free School plans.  We have since been in contact with Gerald Eve and they 
have confirmed that their client is no longer interested due to the need for large scale refurbishment.   

Community / Leisure  

1.  Bestway Holdings Limited  

Bestway Cash & Carry is the UK's second largest grocery wholesaler, trading from 51 warehouses 
throughout the UK.  The company is based in Park Royal, and they have demonstrated an interest in 
purchasing the Twyford Abbey site and promoting it as a centre for Bestway employees and the local 
community.  The site would incorporate community and leisure facilities, including sports pitches. 

Bestway did write to us prior to the bid deadline stating that they are unwilling to submit an offer at this stage 
as they feel the site is too large a financial risk for them. The did state that should we be unsuccessful with 
an unconditional bidding process, they may be willing to look at a conditional offer.  

Our belief is that even a conditional deal with Bestway is doubtful as they are unlikely to be willing to invest 
the money needed to convert the site.  

2.  Karai Welfare Society 

Karai Welfare Society (UK) was set up to support welfare projects in Sri Lanka.  The Society is looking for 
new premises for a community centre and temple. They were unrealistic about anticipated refurbishment 
costs, suggesting that the total cost would be in the region of £100,000. They had said that they might make 
an offer of between £800,000 and £1m. Their interest has since fallen away. 

3. HES Malcolm Barry 

Richard Hawkes of HES Malcolm Barry is an agent, working for an Italian spa company that is looking to 
expand within the UK.  However, following a site visit, Richard Hawkes has indicated that the property is 
unlikely to be suitable for his client. 

4. Kingswood Centres 

Kingswood Centres is a children’s activity centre with outdoor activities such as high ropes courses, owned 
by Credit Suisse’s private equity arm. The group are expanding into the M4 corridor and the outskirts of West 
London and have been looking at a number of sites.  They have confirmed they are no longer interested in 
the site due to the costs of refurbishment compared to sites they have looked at elsewhere.  

Residential  

1. Joy Etumnu 

The first offer received was from a private individual (Mrs Joy Etumnu), for £900,000,  received on 8 April 
2010.  This came in email format with no accompanying information, although she had mentioned on a site 
visit that she intended to convert the property into flats. We wrote to Mrs Etumnu on 12 April, asking for more 
details to be provided.  Following a telephone conversation, we learned that Mrs Etumnu had no funding in 

126



 

  

place and her experience was limited to one small scale refurbishment project.  She also suggested that she 
believed that the refurbishment works would cost in the region of £200,000.  The offer was withdrawn in 
writing on 19 May 2010.  
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 APPRAISAL SUMMARY  GL HEARN LIMITED 
 Edge Enabling Scheme - Edge Values & Costs 

 Summary Appraisal for Merged Phases 2 3 

 REVENUE 
 Sales Valuation  Units  ft²  Rate ft²  Unit Price  Gross Sales 

 1 Bed Flats  22  11,858  £420.00  £226,380  4,980,360 
 2 Bed Flats  140  108,220  £420.00  £324,660  45,452,400 
 3 Bed Flats  9  8,307  £420.00  £387,660  3,488,940 
 3 Bed Townhouse  2  2,120  £400.00  £424,000  848,000 
 4 Bed Townhouse  5  6,590  £400.00  £527,200  2,636,000 
 Underground Parking  72  0  £0.00  £20,000  1,440,000 
 At Grade Parking  129  0  £0.00  £20,000  2,580,000 
 1 Bed Flat  4  2,156  £199.00  £107,261  429,044 
 2 Bed Flat  16  12,368  £199.00  £153,827  2,461,232 
 4 Bed Townhouse  1  1,318  £199.00  £262,282  262,282 
 Totals  400  152,937  64,578,258 

 NET REALISATION  64,578,258 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  7,782,033 
 Stamp Duty  4.00%  357,068 
 Agent Fee  1.00%  89,267 
 Legal Fee  0.50%  44,634 

 8,273,002 
 CONSTRUCTION COSTS 
 Construction  Units  Unit Amount  Cost 

 Underground Parking  72 un  £25,312  1,822,464 

 ft²  Rate ft²  Cost 
 1 Bed Flats  16,701  £148.64  2,482,497 
 2 Bed Flats  152,423  £148.64  22,656,086 
 3 Bed Flats  11,700  £148.64  1,739,088 
 3 Bed Townhouse  2,163  £162.58  351,704 
 4 Bed Townhouse  6,724  £162.58  1,093,268 
 1 Bed Flat  3,037  £148.64  451,363 
 2 Bed Flat  17,420  £148.64  2,589,267 
 4 Bed Townhouse  1,345  £162.58  218,654 
 Totals  211,513  31,581,926  33,404,390 

 Contingency  10.00%  3,340,439 
 3,340,439 

 Other Construction 
 Ext Walkways stairs etc  915,000 

 915,000 
 Section 106 Costs 

 Section 106  1,000,000 
 1,000,000 

 PROFESSIONAL FEES 
 Professional Fees  13.00%  4,895,778 
 Funding Fees  0.75%  255,560 
 Funding Fees  0.75%  26,889 

 5,178,226 
 MARKETING & LETTING 

 Marketing  1.00%  588,457 
 Marketing  0.25%  7,881 

 596,338 
 DISPOSAL FEES 

 Sales Agent Fee  1.00%  614,257 
 Sales Agent Fee  0.25%  7,881 
 Sales Legal Fee  0.50%  307,128 
 Sales Legal Fee  0.25%  7,881 

 937,148 
 FINANCE 

 Debit Rate 7.25% Credit Rate 3.00% (Nominal) 
 Total Finance Cost  2,485,109 

 TOTAL COSTS  56,129,653 

 PROFIT 
 8,448,604 

 Performance Measures 
 Profit on Cost%  15.05% 
 Profit on GDV%  13.08% 
 Profit on NDV%  13.08% 

  File: Twyford Abbey\Copy of 19.11.10 Twyford Abbey - Edge Enabling Scheme - Edge Values & costs.wcf 
  ARGUS Developer Version: 5.00.001  Date: 29/11/2010  
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 APPRAISAL SUMMARY  GL HEARN LIMITED 
 Edge Enabling Scheme - Edge Values & Costs 

 IRR  23.31% 

 Profit Erosion (finance rate 7.250%)  1 yr 11 mths 

  File: Twyford Abbey\Copy of 19.11.10 Twyford Abbey - Edge Enabling Scheme - Edge Values & costs.wcf 
  ARGUS Developer Version: 5.00.001  Date: 29/11/2010  
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 APPRAISAL SUMMARY  GL HEARN LIMITED 
 Edge Enaling Scheme - Edge Values and GLH Costs 

 Summary Appraisal for Merged Phases 2 3 

 REVENUE 
 Sales Valuation  Units  ft²  Rate ft²  Unit Price  Gross Sales 

 1 Bed Flats  22  11,858  £420.00  £226,380  4,980,360 
 2 Bed Flats  140  108,220  £420.00  £324,660  45,452,400 
 3 Bed Flats  9  8,307  £420.00  £387,660  3,488,940 
 3 Bed Townhouse  2  2,120  £400.00  £424,000  848,000 
 4 Bed Townhouse  5  6,590  £400.00  £527,200  2,636,000 
 Underground Parking  72  0  £0.00  £20,000  1,440,000 
 At Grade Parking  129  0  £0.00  £20,000  2,580,000 
 1 Bed Flat  4  2,156  £225.00  £121,275  485,100 
 2 Bed Flat  16  12,368  £225.00  £173,925  2,782,800 
 4 Bed Townhouse  1  1,318  £225.00  £296,550  296,550 
 Totals  400  152,937  64,990,150 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  191  £250  47,750  47,750 
 Totals  191  47,750  47,750 

 Investment Valuation 
 Ground Rents 
 Current Rent  47,750  YP  @  6.0000%  16.6667  795,833 

 795,833 

 GROSS DEVELOPMENT VALUE  65,785,983 

 Income from Tenants  91,521 

 NET REALISATION  65,877,504 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  14,428,882 
 Stamp Duty  4.00%  583,116 
 Agent Fee  1.00%  145,779 
 Legal Fee  0.50%  72,889 

 15,230,666 
 CONSTRUCTION COSTS 
 Construction  Units  Unit Amount  Cost 

 Underground Parking  72 un  £25,312  1,822,464 

 ft²  Rate ft²  Cost 
 1 Bed Flats  16,701  £135.00  2,254,690 
 2 Bed Flats  152,423  £135.00  20,577,042 
 3 Bed Flats  11,700  £135.00  1,579,500 
 3 Bed Townhouse  2,163  £120.00  259,592 
 4 Bed Townhouse  6,724  £120.00  806,939 
 1 Bed Flat  3,037  £135.00  409,944 
 2 Bed Flat  17,420  £135.00  2,351,662 
 4 Bed Townhouse  1,345  £120.00  161,388 
 Totals  211,513  28,400,756  30,223,220 

 Contingency  5.00%  1,511,161 
 1,511,161 

 Other Construction 
 Ext Walkways stairs etc  915,000 

 915,000 
 Section 106 Costs 

 Section 106  1,000,000 
 1,000,000 

 PROFESSIONAL FEES 
 Professional Fees  10.00%  3,264,938 
 Funding Fees  0.75%  221,852 
 Funding Fees  0.75%  23,019 

 3,509,809 
 MARKETING & LETTING 

 Marketing  1.00%  588,457 
 Marketing  0.25%  8,911 

 597,368 
 DISPOSAL FEES 

 Sales Agent Fee  1.00%  622,215 
 Sales Agent Fee  0.25%  8,911 
 Sales Legal Fee  0.50%  311,108 
 Sales Legal Fee  0.25%  8,911 

 951,145 

  File: Twyford Abbey\Copy of 19.11.10 Twyford Abbey - Conservation Deficit - Edge Values GLH costs.wcf 
  ARGUS Developer Version: 5.00.001  Date: 29/11/2010  
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 APPRAISAL SUMMARY  GL HEARN LIMITED 
 Edge Enaling Scheme - Edge Values and GLH Costs 
 FINANCE 

 Debit Rate 7.00% Credit Rate 3.00% (Nominal) 
 Total Finance Cost  3,430,602 

 TOTAL COSTS  57,368,971 

 PROFIT 
 8,508,533 

 Performance Measures 
 Profit on Cost%  14.83% 
 Profit on GDV%  12.93% 
 Profit on NDV%  12.93% 
 Development Yield% (on MRV)  0.08% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  19.12% 

 Rent Cover  178 yrs 2 mths 
 Profit Erosion (finance rate 7.000%)  1 yr 12 mths 

  File: Twyford Abbey\Copy of 19.11.10 Twyford Abbey - Conservation Deficit - Edge Values GLH costs.wcf 
  ARGUS Developer Version: 5.00.001  Date: 29/11/2010  
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 APPRAISAL SUMMARY  GL HEARN LIMITED 
 Conservation Deficit - Edge Values & Costs - Reduced Professional Fees 

 Summary Appraisal for Phase 1 Twyford Abbey Conversion 

 REVENUE 
 Sales Valuation  Units  ft²  Rate ft²  Unit Price  Gross Sales 

 Flats 1 - 25  1  24,910  £438.00  £10,910,580  10,910,580 
 Gatehouse  1  689  £420.00  £289,380  289,380 
 Gardener's Cottage  1  657  £420.00  £275,940  275,940 
 Parking  27  0  £0.00  £20,000  540,000 
 Totals  30  26,256  12,015,900 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  25  £250  6,250  6,250 

 Investment Valuation 
 Ground Rents 
 Current Rent  6,250  YP  @  6.0000%  16.6667  104,167 

 GROSS DEVELOPMENT VALUE  12,120,067 

 Income from Tenants  2,604 

 NEGATIVE LAND ALLOWANCE 
 Residualised Price  4,353,371 

 4,353,371 

 NET REALISATION  16,476,042 

 OUTLAY 

 ACQUISITION COSTS 
 Negative Land Allowance  (4,353,371) 

 CONSTRUCTION COSTS 
 Construction  ft²  Rate ft²  Cost 

 Flats 1 - 25  29,794  £253.84  7,563,000 
 Gatehouse  861  £243.83  210,000 
 Gardener's Cottage  821  £298.33  245,000 
 Gardeners Store  753  £232.40  175,000 
 Totals  32,230  8,193,000  8,193,000 

 Contingency  10.00%  1,061,400 
 Demolition  115,000 

 1,176,400 
 Other Construction 

 Glazed Link  550,000 
 Landscaping  1,006,000 
 Underground Drainage  150,000 
 Incoming Services  125,000 
 Builders Work in Connection  75,000 
 Street and Amenity Lighting  400,000 

 2,306,000 

 PROFESSIONAL FEES 
 Architect  12.00%  1,401,048 
 Funding Fees  0.75%  98,073 

 1,499,121 
 MARKETING & LETTING 

 Marketing  1.00%  114,759 
 114,759 

 DISPOSAL FEES 
 Sales Agent Fee  1.00%  121,201 
 Sales Legal Fee  0.50%  60,600 

 181,801 
 FINANCE 

 Debit Rate 7.25% Credit Rate 3.00% (Nominal) 
 Land  (485,976) 
 Construction  672,036 
 Other  72,893 
 Total Finance Cost  258,953 

 TOTAL COSTS  13,730,034 

 PROFIT 
 2,746,007 

 Performance Measures 
 Profit on Cost%  20.00% 
 Profit on GDV%  22.66% 

  File: Twyford Abbey\Copy of 19.11.10 Twyford Abbey - Conservation Deficit - Edge Values & costs - reduced fees.wcf 
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 APPRAISAL SUMMARY  GL HEARN LIMITED 
 Conservation Deficit - Edge Values & Costs - Reduced Professional Fees 

 Profit on NDV%  22.66% 
 Development Yield% (on MRV)  0.05% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  N/A 

 Rent Cover  439 yrs 4 mths 
 Profit Erosion (finance rate 7.250%)  2 yrs 6 mths 

  File: Twyford Abbey\Copy of 19.11.10 Twyford Abbey - Conservation Deficit - Edge Values & costs - reduced fees.wcf 
  ARGUS Developer Version: 5.00.001  Date: 29/11/2010  
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 APPRAISAL SUMMARY  GL HEARN LIMITED 
 Revised Overall Scheme - 64 Units - Edge Values & GLH Costs 

 Summary Appraisal for Merged Phases 1 2 3 

 REVENUE 
 Sales Valuation  Units  ft²  Rate ft²  Unit Price  Gross Sales 

 Flats 1 - 25  1  24,910  £438.00  £10,910,580  10,910,580 
 Gatehouse  1  689  £420.00  £289,380  289,380 
 Gardener's Cottage  1  657  £420.00  £275,940  275,940 
 Parking at Grade  27  0  £0.00  £5,000  135,000 
 1 Bed Flats  7  3,773  £420.00  £226,380  1,584,660 
 2 Bed Flats  39  30,147  £420.00  £324,660  12,661,740 
 3 Bed Flats  2  1,846  £420.00  £387,660  775,320 
 3 Bed Townhouse  4  4,240  £400.00  £424,000  1,696,000 
 4 Bed Townhouse  5  6,590  £400.00  £527,200  2,636,000 
 At Grade Parking  75  0  £0.00  £5,000  375,000 
 1 Bed Flat  2  1,078  £225.00  £121,275  242,550 
 2 Bed Flat  4  3,092  £225.00  £173,925  695,700 
 4 Bed Townhouse  1  1,318  £225.00  £296,550  296,550 
 Totals  169  78,340  32,574,420 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  MRV/Unit  at Sale  MRV 

 Ground Rents  25  £250  6,250  6,250 
 Ground Rents  40  £250  10,000  10,000 
 Totals  65  16,250  16,250 

 Investment Valuation 
 Ground Rents 
 Current Rent  6,250  YP  @  6.0000%  16.6667  104,167 
 Ground Rents 
 Current Rent  10,000  YP  @  6.0000%  16.6667  166,667 

 270,833 

 GROSS DEVELOPMENT VALUE  32,845,253 

 Income from Tenants 
 Ground Rents  2,604 
 Ground Rents  19,167 

 21,771 

 NET REALISATION  32,867,024 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  42,588 
 Stamp Duty  4.00%  161,938 
 Agent Fee  1.00%  40,485 
 Legal Fee  0.50%  20,242 

 265,253 
 CONSTRUCTION COSTS 
 Construction  ft²  Rate ft²  Cost 

 Flats 1 - 25  29,794  £253.84  7,563,000 
 Gatehouse  861  £243.83  210,000 
 Gardener's Cottage  821  £298.33  245,000 
 Gardeners Store  753  £232.40  175,000 
 1 Bed Flats  5,314  £135.00  717,401 
 2 Bed Flats  42,461  £135.00  5,732,176 
 3 Bed Flats  2,600  £135.00  351,000 
 3 Bed Townhouse  4,327  £120.00  519,184 
 4 Bed Townhouse  6,724  £120.00  806,939 
 1 Bed Flat  1,518  £135.00  204,972 
 2 Bed Flat  4,355  £135.00  587,915 
 4 Bed Townhouse  1,345  £120.00  161,388 
 Totals  100,873  17,273,975  17,273,975 

 Contingency  10.00%  1,061,400 
 Contingency  5.00%  454,049 
 Demolition  115,000 

 1,630,449 
 Other Construction 

 Glazed Link  550,000 
 Landscaping  1,006,000 
 Underground Drainage  150,000 
 Incoming Services  125,000 
 Builders Work in Connection  75,000 
 Street and Amenity Lighting  400,000 
 Ext Walkways stairs etc  915,000 

 3,221,000 
 Section 106 Costs 

  File: Twyford Abbey\Copy of 19.11.10 Twyford Abbey - Conservation Deficit - Edge Values reduced scheme.wcf 
  ARGUS Developer Version: 5.00.001  Date: 29/11/2010  
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 APPRAISAL SUMMARY  GL HEARN LIMITED 
 Revised Overall Scheme - 64 Units - Edge Values & GLH Costs 

 Section 106  1,000,000 
 1,000,000 

 PROFESSIONAL FEES 
 Architect  12.00%  1,401,048 
 Professional Fees  10.00%  1,045,002 
 Funding Fees  0.75%  98,073 
 Funding Fees  0.75%  70,860 
 Funding Fees  0.75%  7,515 

 2,622,499 
 MARKETING & LETTING 

 Marketing  1.00%  308,296 
 Marketing  0.25%  3,087 

 311,383 
 DISPOSAL FEES 

 Sales Agent Fee  1.00%  316,105 
 Sales Agent Fee  0.25%  3,087 
 Sales Legal Fee  0.50%  158,052 
 Sales Legal Fee  0.25%  3,087 

 480,331 
 FINANCE 

 Debit Rate 7.00% Credit Rate 3.00% (Nominal) 
 Total Finance Cost  1,122,011 

 TOTAL COSTS  27,926,901 

 PROFIT 
 4,940,123 

 Performance Measures 
 Profit on Cost%  17.69% 
 Profit on GDV%  15.04% 
 Profit on NDV%  15.04% 
 Development Yield% (on MRV)  0.06% 
 Equivalent Yield% (Nominal)  6.00% 
 Equivalent Yield% (True)  6.23% 

 IRR  27.06% 

 Rent Cover  304 yrs 
 Profit Erosion (finance rate 7.000%)  2 yrs 4 mths 

  File: Twyford Abbey\Copy of 19.11.10 Twyford Abbey - Conservation Deficit - Edge Values reduced scheme.wcf 
  ARGUS Developer Version: 5.00.001  Date: 29/11/2010  
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1. Executive Summary   

1.1 Your client, Tywford Properties Ltd, owns Twyford Abbey located on the northern edge 

of the London Borough of Ealing in West London, and adjacent to LB Brent.  

1.2 The Abbey was built in the early 1800s and was used as a single family dwelling until 

around 1902. It was then used as a nursing home, during which time a significant 

number of alterations were made.  The nursing home subsequently closed in 1988 and 

has since fallen into a poor state of repair.  

1.3 The client is currently seeking viable uses for the site. One of the potential uses under 

consideration is hotel use. To this end, GVA Humberts Leisure has been commissioned 

to provide an initial market appraisal which assesses the overall suitability of 

developing a hotel in this location and the type/size of hotel that may best meet 

market requirements. 

1.4 West London is strategically located between Heathrow Airport and Central London 

and has proved an attractive business location. The economic geography of West 

London, however, varies significantly. 

1.5 Ealing and Brent are located near several major employment locations in West 

London, such as Heathrow & White City, and contain a number of key sites of its own. 

The most relevant of these is Park Royal due to its relative proximity to the site. 

1.6 A hotel developed on the site of Twyford Abbey is likely to source the majority of its 

business from within a defined local catchment, i.e. broadly within a 3 mile radius of 

the site, i.e. Park Royal.  

1.7 There are a number of key factors which indicate that the local hotel market is price 

sensitive: the dominance and popularity of the budget hotels; the fact that the 

Crowne Plaza considers the new Premier Inn to be its key competitor despite being 

four-star (having lost room nights since opening); and the low room rates being 

achieved by local hotels. 

1.8 Whilst local market conditions remain relatively buoyant, these have softened 

considerably due to new supply. With over 1,000 additional bedrooms under 

construction within the local area, and at least a further 800 rooms in the pipeline, the 

increase in hotel stock is anticipated to place significant pressure on existing hotels. 

1.9 The 1,800 bedrooms in the pipeline go a long way to meet the number of extra 

bedrooms required across the two boroughs (Brent and Ealing) over the long-term 

period 2007 to 2026 period - as estimated in the GL Study – particularly given that 
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some 266 rooms have already come on stream during the review period.1 Local 

hoteliers have expressed concerns about the significant amount of new hotel 

development in the pipeline.  

1.10 Overall, we consider the site to be a secondary location for hotel development. We 

have identified a number of weaknesses in terms of its location, accessibility and 

visibility. Accessibility, in particular, is very poor.  

1.11 We consider that the appeal of a hotel in this location would be severely constrained 

by the accessibility / visibility issues we have identified and, therefore, its overall ability 

to tap into key source markets.  

1.12 Whilst we have not undertaken an assessment of the number of new bedrooms that 

may be required in the local area over a specified time period, it is our considered 

opinion that existing and proposed supply will meet, if not exceed, future hotel 

requirements – certainly in the short to medium term.  

1.13 There is already a weakened demand base (due to the recent opening of the 

Premier Inn) and this is a situation that may become worse given the threat of further 

new hotel development. 

1.14 Development opportunities may, however, come forward in the long term as and 

when the area develops, although future opportunities should be evaluated (and 

based) on market conditions at the time. However, we consider that this site is not 

particularly attractive for hotel development.  

1.15 We have indicated that budget, limited-service and large full-service / conference 

hotels would not be suitable in light of market and site specific factors.  

1.16 The most suitable type of hotel that may be considered appropriate is a wedding 

venue / country-house type hotel.  

1.17 These hotels are typically situated within attractive landscaped gardens, usually 

located in strong tourist/leisure destinations, with access to an affluent population 

catchment and strong corporate demand base (predominantly blue-chip 

organisations) upon which to source demand.  

1.18 We have concerns that the location and market would not be strong enough to 

support a hotel of this nature due to the underlying issues addressed in this report, as 

well as issues relating to the overall weaknesses of the site.  
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1.19 Whilst we have not undertaken any viability testing, we consider that the market, 

location and site are not strong enough to ensure a sufficient level of demand and, 

therefore, viability for such a hotel.  

1.20 A significant level of enabling development would be required – which could further 

lesson the overall appeal for such a hotel.  

1.21 Overall, therefore, we consider that Twyford Abbey is unlikely to be suitable for hotel 

development. 
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2. Introduction  

Background   

2.1 Your client, Tywford Properties Ltd, owns Twyford Abbey located in the London 

Borough of Ealing in West London.  The Abbey is situated within approximately 13 

acres of open pasture and woodland. 

2.2 The Abbey was built in the early 1800s and was used as a single family dwelling until 

around 1902. It was then used as a nursing home, during which time a significant 

number of alterations were made.  The nursing home subsequently closed in 1988 and 

has since fallen into a poor state of repair.  

2.3 The client is currently seeking viable uses for the site. One of the potential uses under 

consideration is hotel use – either conversion and/or extension of the Abbey, or new 

build.  

2.4 To this end, GVA Humberts Leisure has been commissioned to provide an initial 

market appraisal which assesses the overall suitability, or otherwise, of developing a 

hotel in this location and the type/size of hotel that may best meet market 

requirements.  

GVA Humberts Leisure   

2.5 GVA Humberts Leisure is the specialist tourism and leisure advisory arm of GVA, one of 

the UK’s top property consultancies.  With twelve offices covering the whole of the UK, 

GVA Humberts Leisure has the capability to provide a full range of property advisory 

services to the leisure business across the regions. 

2.6 By being client focused, and putting trust, pride, innovation and growth at the heart 

of our business, GVA deliver new solutions to maximise the value of our client’s assets.   

2.7 Our specialist planning and consultancy team has extensive experience of providing 

viability, regeneration and development consultancy, planning advice, applications, 

appeals and expert witness evidence at planning inquiries for development in the 

tourism and leisure sectors, as well as a dedicated hotel division. 
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Methodology   

1.1 In order to complete this study, we have undertaken the following: 

� A general overview of West London in terms of the potential to attract business 

and tourist-related visitation. 

� An inspection of the project site to appraise its overall suitability for hotel 

development.  

� A qualitative and quantitative assessment of the local hotels of relevance. 

� Meetings with local hoteliers to determine the characteristics and strengths of the 

market. 

� A review of historic and current performance of local hotels within the context of 

the London hotel market.  

� Recommendations with regard to hotel development opportunities on the site.  

Recognition of Risk   

1.2 Our conclusions have been prepared on the basis of information furnished to us which 

we have relied, our own knowledge of demand sources and trends, our in-house 

database and the status of the competitive market at the time of our research in 

August 2011. We have made no provision for any unforeseen events which could 

impact the tourism market in the UK. 

1.3 This is an initial market appraisal having undertaken a brief site visit and desk-top 

programme of research. The report should not, therefore, be treated as a valuation 

for loan security or any other valuation purposes.  

1.4 In accordance with our standard practice, neither the whole nor any part of this 

report or any reference thereto may be included in any document, circular or 

statement without our prior approval of the form and context in which it will appear.   

1.5 As is customary with market studies of this nature, our findings should be regarded as 

valid for a period of time of approximately six months, and should be subject to 

examination at regular intervals. The report is for the use only of the parties to whom it 

is addressed, or their appointees.   
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3. General Overview 

Introduction  

3.1 In this Section, we provide a brief overview of the local area in terms of transport 

communications, economy and population trends. This profile will enable us to better 

understand the overall environment for operating hotels in the area.  

Location  

3.2 Twyford Abbey is located to the north of the London Borough of Ealing, bordering 

Brent to the north. We illustrate its location within West London below.  

Figure 3.1: Location of Twyford Abbey  

    
 

3.3 West London comprises six London boroughs; Brent, Ealing, Hammersmith & Fulham, 

Harrow, Hillingdon and Hounslow, and lies between Central London to the east and 

Surrey, Berkshire, Buckinghamshire and Hertfordshire to the west.  

3.4 The economic geography of West London is based upon a variety of centres of 

economic activity, employment zones and transport hubs, such as Heathrow Airport.  

3.5 Whilst a hotel does not exist in isolation, a proposed hotel on the site of Twyford Abbey 

is likely to source the majority of its business from within the local catchment, i.e. Ealing 

and Brent.  
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Transport Communications  

3.6 West London is strategically located and is well served in terms of road, air and rail 

connections. We illustrate the distance of the site from key locations on the following 

table.  

Figure 3.2: Distance of Project Site from Key Locations  

Destination  Approx. Distance (Miles)  Journey Time (Mins) 

Hanger Lane (Underground)  0.7 5 

Park Royal (Underground)  1.8 8 

Wembley  2.2 13 

Ealing  2.4 11 

Chiswick  4.3 16 

Harrow  4.8 25 

Brentford  5.1 18 

Hammersmith  6.0 23 

Hillingdon  8.8 33 

Uxbridge  9.4 35 

Central London  9.6 32 

Wimbledon  11.5 38 

Heathrow Airport  15.0 37 

Note: Distance from the proposed site (NW10 7DP) 

Source: AA Route Finder  

 

3.7 The A406 (North Circular) and A40 are key arterial routes and provide relatively easy 

access to the motorway network (M4, M1, M25, M3), Central London and important 

employment centres, such as Brentford. These routes are, however, often heavily 

congested. 

3.8 London Underground Stations are located at Hangar Lane (Central line) and Park 

Royal (Piccadilly Line) – providing relatively easy access into Central London and to 

Heathrow Airport.  In the long term, rail links will be significantly improved (2018) as a 

result of the proposed high frequency railway (Crossrail).   

3.9 We evaluate accessibility to the site in more detail in Section 5.  

Demographic & Population Profile   

3.10 West London has a population of 1.47 million people. The following table illustrates the 

population estimates for the key West London boroughs.  
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Figure 3.3: Population Forecasts – West London Boroughs  

Borough  
Current  

Population1  

Est. Population  

in 20312 

Percentage 

Change 

Brent  255,500 262,700 2.8 

Ealing  316,600 353,300 11.6 

H&F 169,700 177,900 4.8 

Harrow  228,100 277,000 21.4 

Hillingdon  262,500 313,600 19.5 

Hounslow 234,200 282,700 20.7 

Total  1,466,600 1,667,200 13.7 

Note: 1ONS Mid-Year Estimates 2009, 2ONS Sub-National Projections 2008 

Source: West London Economic Assessment, March 2011 

 

3.11 West London’s population is expected to increase significantly over the next 20 

years or so. The anticipated increase in the population is likely to increase 

demand within the visiting, friends and relatives market (VRF). Generally speaking, 

it is the VFR market that has a preference for lower-priced hotel accommodation, 

such as b&bs and budget hotels.   

Economic Environment  

3.12 West London makes a significant contribution to the economic output of London 

and is a major economy contributing some £35 billion a year to the UK – a figure 

which is expected to rise to almost £48 billion by 2020.2 There are currently around 

70,000 businesses and 80,000 jobs (including self employed) in West London. 

3.13 West London’s economic structure includes a good range of business sectors, centred 

upon major commercial centres and transport corridors connecting West London with 

Central London and the Outer Metropolitan area.  

3.14 The following table illustrates the number of VAT / PAYE enterprises within the key 

London boroughs. 

 

 

 

 

 

                                                           

 

 

 

 
2
 Oxford Economics 2010 
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Figure 3.4: Number of VAT and/or PAYE Enterprises, by Employee Band  

Borough  0 to 49 50 to 99 100 to 249 250+ Total 

Brent  8,180 110 80 75 8,445 

Ealing 11,565 95 60 45 11,765 

H&F 9,445 115 60 50 9,670 

Harrow 8,990 45 30 25 9,090 

Hillingdon 8,180 110 80 75 8,445 

Hounslow  8,260 85 55 65 8,465 

Total West London  54,620 560 365 335 55,880 

Source: ONS UK Business Activity, Size and Location 2010 

 

3.15 As with West London as a whole, Ealing and Brent are strong commercial centres.  

3.16 Brent is home to the largest industrial estate in Europe, Park Royal – which acts as 

London’s commercial location for production, warehousing, distribution and 

logistics as well as having a strong office and call centre presence.  

3.17 Park Royal is home to some 1,500 businesses and broadly includes the area north 

of the A40 and west of Park Royal Underground Station – stretching to North 

Acton to the east. The majority of businesses are industrial / logistical type 

enterprises. Diageo is one of the largest employers. 

3.18 Park Royal is the key generator of room nights for hotels in the local area relative 

to Twyford Abbey. Hotels that are conveniently located to the business park are 

generally the most preferred - particularly those offering good accessibility to the 

A40 and/or rail links. 

Tourism  

3.19 Generally speaking, West London (Ealing / Brent in particular) is not considered to 

be a strong overnight tourist destination. However, local hotels can act as a 

cheaper base for those visiting Central London and flying in/out of Heathrow 

Airport, or for visitors to Wembley Stadium (approximately 2 miles from the site) or 

other major sporting events, such as Wimbledon.  

Conclusion  

3.20 West London is strategically located between Heathrow Airport and Central London 

and has proved an attractive business location – making a significant contribution to 

London’s economy. The economic geography of West London, however, varies 

significantly. 
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3.21 Ealing and Brent are located near several major employment locations in West 

London, such as Heathrow & White City, and contain a number of key sites of its own. 

The most relevant of these is Park Royal (the largest trading estate in Europe) – a key 

demand generator of room nights for local hotels.  

3.22 Whilst West London as a whole (Ealing & Brent in particular) is not considered to be a 

strong overnight tourist destination, hotels do benefit from the London effect, as well 

as major events held in the area.  
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4. Hotel Market Overview  

Introduction   

4.1 In this Section, we provide an overview of the local hotel market within the context of 

the overall London hotel market.  

London Hotel Market    

4.2 There have been a number of reports carried out in the past quantifying hotel 

bedroom stock across Greater London. The most recent published audit of London’s 

serviced accommodation stock was the ‘Hotel Demand Study’ prepared by Grant 

Thornton (GT) and The Leisure & Tourism Organisation for the Greater London Authority 

(GLA) in June 2006.  

4.3 In the GT report referred to above, they estimated that by 2010 there would be 

110,992 bedrooms in the capital. This is the most recent published data quantifying 

hotel stock in London’s sub-regions.   

4.4 Whilst we recognise that the GT report is now relatively dated, we consider it relevant 

to summarise the breakdown of hotel stock in West London based on actual hotel 

stock (audited in 2005) and factoring in anticipated new stock to 2010.  

Figure 4.1 Estimated Hotel Stock, West London  

Region  Estimated 

Stock 2005 

New Stock in 

Pipeline, 06 to 10 

Estimated Current 

Stock1  

% of Total Supply 

Harrow  507 0 507 3.0 

Ealing  1,444 22 1,466 8.8 

Hounslow 968 597 1,565 9.4 

Brent 747 905 1,652 9.9 

Hammersmith & Fulham  3,467 18 3,485 20.9 

Hillingdon 7,358 665 8,023 48.0 

Total West  14,491 2,207 16,698 100.0 

Note: 1As at 2010 

Source: Greater London Authority –  Hotel Demand Study (June 2006)  

 

4.5 The estimates would have undoubtedly changed since the publication of the GT 

report. However, it does provide a general indication of the geographic spread and 

quantification of hotel stock supply in this part of London, including Ealing and Brent.  
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4.6 Hillingdon and Hounslow (centred on Heathrow Airport and commercial centres such 

as Brentford) and Brent (focused on the Wembley Stadium re-development), 

continue to be key investment hot spots.   

4.7 In the following table, we illustrate the key performance indicators (occupancy, 

average room rate and rooms yield) for the London hotel market.  

Figure 4.2:  London Hotel Market Performance  

Year Occupancy 

(%) 

Change 

(%) 

AARR 

(£) 

Change  

(%) 

Rooms Yield 

(£) 

Change  

(%) 

2006 82.6 - 102.41 - 84.70 - 

2007 82.7 0.1 112.81 10.2 93.27 10.1 

2008 80.7 (2.4) 117.92 4.5 95.17 2.0 

2009 80.3 (0.5) 114.00 (3.3) 91.50 (3.9) 

2010 82.2 2.4 124.20 8.9 102.10 11.6 

2010 June YTD 79.2 - 117.67 - 93.16 - 

2011 June YTD 79.2 - 129.65 10.2 102.63 10.2 

Note: Samples may differ and so may not be directly comparable  

Source: TRI Hotstats  

 

4.8 As illustrated, there encouraging signs that we are out of the bottom of the cycle 

following some of the worst conditions for over 30 years - with a double-digit increase 

in rooms yield reported for 2010 and 2011 YTD.  

4.9 Whilst hotel conditions in the UK remain relatively fragile due to economic uncertainty, 

London continues to lead the recovery and the prospects in the short to medium term 

are encouraging – certainly in the build up to the Olympics.  

Hotel Supply of Relevance   

4.10 In order to assess hotel development opportunities in the local area and, more 

specifically at Twyford Abbey, it is important to understand the existing structure of 

local hotel supply. 

Figure 4.3: Breakdown of Hotel Stock of Relevance, By Hotel Type 

Type No. Hotels  N. Rooms % of Rooms Av. Size 

Budget  8 1,013 47 127 

2/3-Star 4 557 26 139 

4-Star 3 563 26 188 

Total 15 2,133 100 142 

Source: GVA Humberts Leisure Research  
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4.11 The local area (broadly hotels within a 3 miles radius of the site) is dominated by 

budget, limited-service and three-star hotels. This supply structure suggests that the 

market is likely to be relatively price-sensitive, with a general preference for branded, 

yet affordably-priced accommodation.  

4.12 The local hotels of relevance are listed in the table below, listed accordingly by their 

respective distance (miles) from Twyford Abbey and split between primary and 

secondary competition.    

Figure 4.4:  Local Hotels of Relevance, By Distance from Project Site  

Hotel Name  Location  Distance 

Miles1  

Star-Rating Rooms Conference 

Rooms 

Primary Competition       

Crowne Plaza  Wembley 0.6 4-Star  131 5 (60) 

Premier Inn Hanger Lane  Hanger Lane 0.7 Budget 167 None 

Travelodge Park Royal  Park Royal 1.2 Budget 64 None 

Travelodge Wembley  North Circular 1.4 Budget 176 None 

    538  

Secondary Competition       

Premier Inn Greenford  Greenford 1.9 Budget 39 None 

Ramada London Ealing  Ealing 1.9 3-Star 189 7 (200) 

Ibis London Wembley Wembley 2.0 Budget 210 None 

Ramada Encore West Gypsy Corner/A40 2.0 3-Star 150 2 (40) 

Wembley Plaza Wembley 2.3 4-Star 309 21 (300) 

Euro Hotel  Wembley 23 2-Star 53 None 

Quality Hotel Wembley Wembley  2.6 3-Star 165 1 (80) 

Travelodge Ealing  Ealing / A40 2.7 Budget 99 None 

Premier Inn Wembley  Wembley 2.8 Budget 154 None 

Holiday Inn Ex Park Royal  Park Royal  2.8 Budget 104 1 (50) 

Chiswick Moran  Chiswick  3.4 4-Star 123 3 (110) 

    1,595  

Note: 1Distance from Twyford Abbey  

Source: GVA Humberts Leisure  

 

4.13 The needs of visitors to Park Royal are satisfied by low cost budget (Travelodge), mid-

budget/ limited-service (Premier Inn) and the four-star Crowne Plaza – with the 

leading hotels serving this market conveniently located on key arterial routes and/or 

close to a London Underground Station.  

4.14 The Premier Inn Hanger Lane is the most recent addition to the local market 

(September 2010) – representing a 45% increase in primary hotel competition and 8% 

of total identified supply.   
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Future Hotel Supply 

4.15 London, including West London, has experienced significant hotel development 

activity in recent years, resulting in some 10,000 new hotel rooms in the last two years. 

Figure 4.5:  New Hotel Room Supply – London (2011 to 2014f) 

 
Source: London Hotel Development Monitor April 2011 

 

4.16 Along with Hillingdon, hotel supply in Brent is expected to increase significantly in the 

short term, with the unveiling of a number of hotel openings.  We list the pipeline 

growth for Ealing and Brent below.  

Figure 4.6: Key Hotel Projects of Relevance  

Property / Site Location  Hotel Type Rooms Details 

Confirmed / Under Construction  

Premier Inn  Ealing - Uxbridge Rd Budget 165 Due 2012 

26-42 Bond St Ealing Broadway  Budget 50 Due 2012  

Holiday Inn Express  Empire Way-Wembley  Budget 262 Due 2012 

Wembley Hilton  Wembley Stadium   Four-Star 361 Due 2012 

Shubette House Olympic Way-Wembley  3-Star  237 Due 2012 

Sub-Total   1,075  
     

Anticipated / Approved  

Drayton Court  Ealing Broadway Mid-market 27 Approved 

White Street  Southall, Ealing   Unknown  300 Approved  

Dexion House  Empire Way-Wembley Full-Service  125 Approved 

Karma House  North End- Wembley  Full-Service  2331 Approved  

Quality Hotel  Empire Way-Wembley  Extension  126 Approved 

Sub-Total   811  
     

Total   1,886  

Note:1Includes Serviced Apartments  

Source: GVA Humberts Leisure Research  
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4.17 With over 1,000 additional bedrooms under construction, and at least a further 800 

rooms in the pipeline, the surge in hotel stock is anticipated to place significant 

pressure on existing hotels in the area.  

4.18 In terms of local branded hotel stock (i.e. all hotels listed in figure 4.4) new supply 

(1,886 rooms) equates to nearly double existing provision (2,133 rooms).  

4.19 The 1,800 bedrooms in the pipeline go a long way to meet the number of extra 

bedrooms required over the long-term period 2007 to 2026 period - as estimated in 

the GL Study – particularly given that at least some 266 rooms have already come on 

stream during the review period.3  

Figure [0.0] Indicative Estimate of the Approximate net & Gross Hotel Rooms required over 2007 – 2026 Period  

North West1  Gross New Rooms 

Required  

Possible Loss of 

Rooms 

Net Extra Rooms 

Required  

Brent  2,900 400 2,500 

Ealing  1,200 200 1,000 

Hammersmith & Fulham  1,350 350 1,000 

Harrow 650 150 500 

Hillingdon  3,800 800 3,000 

Hounslow 2,200 200 2,000 

Kensington & Chelsea  1,250 750 500 

Total 13,350 2,850 10,500 

Note: 1Estimates based on proposed new sub-regional definitions 

Source: Greater London Authority –  Hotel Demand Study (June 2006) 

 

4.20 Existing hotels have expressed concerns with regard to the significant number of new 

rooms entering the market and the impact they are likely to have on hotel 

performance.  

4.21 For the full-service operators with conference facilities, particularly the Crowne Plaza, 

there are also concerns that one of the largest generators of room nights, Diageo, has 

plans to add a number of bedrooms in-house – potentially resulting in lost business for 

local hotels. In addition, hotels have also suffered from a decline in conference 

business as Diageo seeks to increase the number of conferences held in-house.  

 

                                                           

 

 

 

 
3
 Premier Inn Hanger Lane (167) and Travelodge (99) 

170



Edge Planning & Development LLP         Initial Hotel Appraisal   

 

 

 19

Local Hotel Demand Trends  

4.22 We have been able to obtain the key performance indicators for a sample of hotels 

in the local area. The sample includes 6 hotels comprising 707 bedrooms – Crowne 

Plaza, Ramada Ealing, Holiday Inn Express Park Royal, Travelodge Park Royal, 

Travelodge Wembley and Premier Inn Greenford.    

Figure 4.8: Local Hotel Market Performance of Relevance  

Year Occupancy 

(%) 

Change 

(%) 

AARR 

(£) 

Change  

(%) 

Rooms Yield 

(£) 

Change  

(%) 

2006 78.3 - 50.89 - 39.87 - 

2007 75.5 (3.5) 56.31 10.7 42.50 6.6 

2008 77.1 2.1 59.79 6.2 46.12 8.5 

2009 80.8 4.8 55.59 (7.0) 44.93 (2.6) 

2010 85.0 5.2 59.17 6.4 50.31 12.0 

2010 June YTD 83.9 - 56.07 - 47.05 - 

2011 June YTD 78.5 (6.4) 60.40 7.7 47.43 0.8 

Note: Samples may differ and so may not be directly comparable  

Source: STR Global  

 

Figure 4.9: Average Daily Room Occupancy  

Day July 09 – June 10 July 10 – June 11  Daily Average  

Sunday  70.6 68.5 65.3 

Monday  82.6 80.4 80.5 

Tuesday  89.7 89.1 89.1 

Wednesday  89.5 88.5 89.2 

Thursday 82.9 81.8 80.8 

Friday  83.8 81.1 80.0 

Saturday 91.0 87.1 87.9 

Total 84.3 82.3 81.8 

Source: STR Global  

 

4.23 Historically, occupancy levels have been relatively buoyant and have increased 

year-on-year between the years 2007 to 2010. However, in contrast to the overall 

London market, occupancy declined in 2011 YTD. We consider this partly due to the 

impact of new supply (Premier Inn).  

4.24 Despite the Crowne Plaza being an established hotel and having forged strong links 

with local companies, we understand that room nights have been lost to the Premier 

inn due to its high quality product at affordable prices, ease of access and 

convenience to Park Royal / Diageo.  
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4.25 Average room rates for local hotels are considerably below the London average, 

reflecting the large number of budget hotels in the area, local demand trends and 

the outer London effect.  

Conclusion   

4.26 A hotel developed on the site of Twyford Abbey is likely to source the majority of its 

business from within a defined local catchment, i.e. broadly within a 2/3 mile radius of 

the site. 

4.27 There are a number of key factors that indicate the local hotel market is price 

sensitive: the dominance and popularity of the budget hotels; the fact that the 

Crowne Plaza considers the new Premier Inn to be its key competitor despite being 

four-star (loosing lost room nights since opening); and the low room rates being 

achieved by local hotels. 

4.28 Whilst local market conditions remain relatively buoyant, market conditions have 

softened considerably due to new supply. Whilst the prospects for existing hotels 

remain relatively positive, local hoteliers have expressed concerns about the 

significant amount of new hotel development in the pipeline.  
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5. Site Evaluation  

Introduction   

5.1 In this Section, we provide a general appraisal of the site in terms of its overall 

suitability for hotel development opportunities.  

Figure 5.1: Photograph of Twyford Abbey (Looking From  

 

 

Site Description   

5.2 Twyford Abbey was built in the early 1800s and stands partly over an earlier moated- 

site with medieval origins. The building was originally built as a manor house and used 

as a single family dwelling until around 1902.  

5.3 It was then used as a nursing home until it closed in 1988. During this period, a number 

of significant alterations to the building were made, including a number of two and 

three-storey additions to provide further nursing accommodation.  

5.4 Twyford Abbey has been vacant since the closure of the nursing home. We inspected 

the building and it is clearly in a very poor state of repair.  The Abbey is centrally 

located within a site extending to approximately 13 acres.  

Location    

5.5 The site is located on the northern edge of the London Borough of Ealing – adjacent 

to LB Brent – bounded to the north by the North Circular ((A406), Twyford Abbey Road 

to the south, Brentmead Gardens to the west and Iveagh Avenue to the West.  
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Figure 5.2: Map Illustrating Site Location   

 
 

Figure 5.3: Map Illustrating Site Boundary  

 
 

5.6 The immediate area surrounding the site is predominantly residential in nature, 

expanding to a number of industrial zones such as Abbey and Northfields Industrial 
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Estates. The area to the south of the Twyford Abbey Road includes a number of new 

housing developments, open park land forming Park Royal expanding to Diageo’s UK 

head quarters building. 

Accessibility  

5.7 Overall, we consider the accessibility to the site to be very poor. Whilst the site is 

located directly to the south of the North Circular, there is no direct vehicular access 

from it. Indeed, the only vehicular access to the site would be via Twyford Abbey 

Road – a minor road leading to residential areas - which is difficult to access via the 

A40/A406 roundabout.  

5.8 Access is further impeded as, unlike other local hotels, the site is not located in close 

proximity to a London Underground Station – with Park Royal and Hangar Lane being 

at least 15 minutes walk away. Access is also made difficult as there is limited 

pedestrian from the North Circular.  

Visibility   

5.9 A hotel developed on the site of Twyford Abbey would not be visible to passing 

traffic. Generally speaking, the leading hotel operators consider strong visibility to be 

important development criteria as it enables them to attract passing trade.  

SWOT Analysis   

5.10 The following SWOT analysis will assist us to establish the overall suitability of 

developing a hotel in this location, the type of hotel that may be considered 

appropriate, and the ability of a hotel to attract demand / penetrate core source 

markets.  

 

 

 

 

 

 

Figure 5.4: SWOT Analysis  
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Strengths Weaknesses 

• Situated within 13 acres of open pasture 

/ woodland. 

• The site would allow for ample car 

parking provision.  

• The area’s leading employer (Diageo) is 

located close by.  

 

 

 

 

 

 

 

 

 

• Vehicular access is difficult and 

confusing.  

• There is no direct access from the North 

Circular (A406). 

• The immediate area is predominantly 

residential in nature, extending to mainly 

industrial zones.  

• The site is not within easy walking 

distance to London Underground Station. 

• A hotel would not be visible to passing 

traffic.  

• Located in close proximity to the 

Travelodge.  

• There are a limited number of large 

employers in close proximity to the site. 

• Twyford Abbey is in a very poor state of 

repair and requires significant investment. 

  

Opportunities Threats 

• An improvement to the UK economy is 

expected (medium term). 

• The knock-on effect of the Olympics. 

• Transport improvements, i.e. Crossrail.  

 

• Continued economic uncertainty. 

• The threat of a number of hotels already 

being developed in this part of London.  

• Increased competition due to significant 

hotel development in the Capital in the 

build up to the Olympics – with concerns 

of over supply post 2012. 

• There are no major regeneration projects 

currently underway / planned in the 

immediate area.    
 

 

Conclusion    

5.11 Overall, we consider the site to be a secondary location for hotel development 

opportunities. We have identified a number of weaknesses in terms of its location, 

accessibility and visibility. Accessibility, in particular, is very poor.  

5.12 We consider that the appeal of a hotel in this location would be severely constrained 

due to the accessibility / visibility issues we have identified and, therefore, its overall 

ability to tap into core source markets.  
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6. Hotel Development – Tywford Abbey   

Introduction   

6.1 In the following paragraphs we provide our professional opinion with regard to the 

overall suitability of Twyford Abbey for hotel development.  

6.2 Based on our initial programme of research and site visit, we do not believe that the 

site would be particularly attractive for hotel development due to local hotel market 

conditions but, more specifically, due to the overall suitability of the site in terms of its 

accessibility, visibility and ability to tap into key source markets.  

Potential Hotel Options   

6.3 We have considered the various types of hotels that could potentially be developed 

on the site. We consider the main options to be, as follows: 

Budget / Limited-Service Hotel   

6.4 A budget / limited-service hotel would best suit market conditions. However, the 

market is already very well served, with the two leading budget operators already 

having a strong presence in the area.  

6.5 With the recent opening of the 167 bedroom Premier Inn (close to the site) and a 

further 477 budget rooms currently under construction, the opportunities for a budget 

type hotel on the site appear to be very limited. In any case, the site would not meet 

the development criteria of such operators in terms of accessibility / visibility. 

Country-House Hotel / Wedding venue  

6.6 Twyford Abbey could be suitable for conversion into an upmarket country-house 

hotel / wedding venue - with around 60 bedrooms and commensurate spa / leisure / 

food & beverage facilities. 

6.7 These hotels are typically situated within attractive landscaped gardens, usually 

located in strong tourist/leisure destinations, with access to an affluent population 

catchment and strong corporate demand base (predominantly blue-chip 

organisations) upon which to source demand.  

6.8 We have concerns that the location and market would not be strong enough to 

support a hotel of this nature, as well as issues relating to the overall weaknesses of the 

site.  
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6.9 Whilst such a venue may be attractive for weddings, we consider that demand 

emanating from other source markets may be limited – particularly from higher 

paying leisure and corporate business given the overall price sensitive nature of the 

local market. This could, therefore, make conversion prohibitive.    

6.10 In any case, conversion of the Abbey would require substantial cross-funding in the 

form of enabling development. Enabling development within the grounds of the 

property could, however, undermine the overall appeal of the type of hotel 

envisaged.  

Conference / Full-Service Hotel  

6.11 An alternative option would be to develop a larger conference-type hotel (perhaps 

with leisure facilities), formed from the conversion and extension of the Abbey and / 

or new build (i.e. a hotel with 100+ bedrooms and conference / wedding facilities).  

6.12 These hotels generally require a strong corporate base upon which to source 

demand and, for conferences, excellent accessibility to enable the hotel to appeal 

to regional / national conferences – as well as high leisure demand (including groups) 

to ensure a healthy mix of market segments / year-round business.  

6.13 We consider that the local market in which the hotel is likely to position itself is not 

strong enough for a large 3 / 4-Star hotel but, especially when one considers the 

underlying weaknesses of the site in terms of accessibility.  

6.13.1 More importantly, there are two large conference hotels (3 and 4-star) already under 

construction in the area (nearly 600 rooms), hotels that are likely to dilute demand 

away from the existing hotels, such as the Crowne Plaza. This new supply is likely to 

satisfy future demand requirements – certainly in the medium term.  

Conclusion 

6.14 Whilst we have not undertaken an assessment of the number of new bedrooms that 

may be required in the local area over a specified time period, it is our considered 

opinion that existing and proposed supply will meet, if not exceed, future hotel 

requirements – certainly in the short to medium term.  

6.15 There is already a weakened demand base (due to the recent opening of the 

Premier Inn) and is a situation that may become worse given the threat of new hotel 

development in the pipeline.  

6.16 Development opportunities may, however, come forward in the long term as and 

when the area develops, although future opportunities should be evaluated (and 
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based) on market conditions at the time.  Overall, we consider that this site is not 

particularly attractive for hotel development. 

6.17 We consider that the most suitable type of hotel that may be considered suitable is a 

wedding venue / country-house type hotel.  

6.18 We have indicated that budget, limited-service and large conference hotels would 

not be suitable in light of market and site specific factors.  

6.19 Whilst we have not undertaken any viability testing, we consider, however, that the 

market, location and site are not strong enough to ensure a sufficient level of 

demand and, therefore, viability for such a hotel. A significant level of enabling 

development would be required – which could lesson the overall appeal for such a 

hotel. 

6.20 Overall, therefore, we consider that Twyford Abbey is unlikely to be suitable for hotel 

development.  
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