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THUNDRIDGE PARISH COUNCIL
oo
1. Introduction
1.1 Business Case
This document is a business case prepared by Thundridge Parish Council to set out its case
for investing in the refurbishment of its only community building asset which is the Norman
Wodson Pavilion. This business case describes the following:
(i)
(ii)
(iii)
(iv)
(v)
(vi)
(vii)
(viii)

Introduction - sets the scene of the parish and the location of the pavilion.
Planning - places the case for investment in the context of the Neighbourhood Plan.
Case for investment – the need for urgent repair and refurbishment of the pavilion.
Options appraisal - assesses the proposals of the plan against other options.
Financial - tests the plan’s finances against those of the other options.
Specification and Procurement for the Preferred Option - explains the detail of the
planned refurbishment work and procurement process.
Financial evaluation – checks the forecast outcome is both affordable and value for
money.
Conclusion – sets the final conclusion regarding the business case.

This introduction now provides a short description of the parish and the Norman Wodson
Pavilion.
1.2 Thundridge Parish
The current parish of Thundridge is located in the district of East Hertfordshire in a rural
area to the north of Ware. It comprises the villages of Thundridge, Wadesmill and High
Cross and the hamlet of Cold Christmas. The population of the parish in 2011 was just over
1,400.
Within the three main villages there are several key facilities:
Thundridge – a village hall, primary school and the Norman Wodson Pavilion and
sports field with a community play area. There is also a cricket and football ground
along with allotments.
Wadesmill – the central location of the village pub known as The Feathers.
High Cross – a village hall and a primary school
Since 2011 the parish has grown with some housing developments in High Cross and this will
expand with the current Glebe Field development. In the future there is the planned
development of up to 1500 houses at the north of Ware along the boundary with
Thundridge parish.
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1.3 Norman Wodson Pavilion and Sports Field
The Wodson Field ,located at the corner of Cold Christmas Lane and the old A10, was
donated by Norman Wodson to the Thundridge parish in the mid 1980s. This sports field
has children’s football pitches and play equipment. The Norman Wodson Pavilion referred
as the Wodson Pavilion throughout this business case was also donated for use by the
parish. It has been in use for a number of years as a Day Nursery on weekdays and some of
its facilities are used by a local football club at weekends and it is used by the Parish Council
for all Council meetings.
The Wodson Pavilion is over 50 years old and is in need of significant refurbishment if its
present use is to continue into the future. The Thundridge Parish Council has been saving
funds over many years to plan for such works and considers it is now time to commit to this
investment.
This business case sets out the Thundridge Parish Council’s case for investing its cash
reserves in refurbishing the pavilion. A number of options are assessed and the
recommended option of refurbishment is taken forward for procurement of a contractor
and finally assessed for value for money as a community investment. Before the options are
considered the planning context is described in section 2.
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2. Planning Context
.

Following the long-awaited transition of High Cross to become a Group 2 village with the
adoption of the East Herts District Plan, our entire parish is now offered greater protection from
speculative development. The Neighbourhood Plan represents a parishioner-led legal
document against which new development proposals and changes in the Parish are now
measured. This means that the parishioners have helped to influence controlled parish
development moving forward.
The Neighbourhood Plan notes that within the village, there are a number of facilities and
services, including the Norman Wodson Pavillion and playing areas. It notes that access to highquality open spaces and opportunities for sport and physical activity are important for the
health and wellbeing of local communities. The Norman Wodson Sports Field is also allocated as
Open Space, for Sport and Recreation in East Herts District Plan (Policy CFLR1).
Within the Neighbourhood Plan, the facilities at Norman Wodson are allocated as Protected
Recreation Open Space (PROS). Accordingly, development that would result in the loss of all or
part of any of these spaces will not be permitted. It goes further to note that proposals to
improve or expand recreation facilities will be supported provided that: (a) they fulfil the needs
of existing and future residents of the parish; and (b) any adverse impacts would not outweigh
the benefits.
Accordingly, the proposed investment in these facilities is fully aligned with the Thundridge
Neighbourhood Plan.
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3. The Case for Investment

3.1 Condition of the Wodson Pavilion
The Wodson Pavillion is a prefab building that was gifted to the Parish Council in the mid
1980s as an amenity for the Parishioners of Thundridge Parish. It is a reasonable size building
enabling it to be used for community functions as originally envisaged. It was a second hand
building when it was gifted and is over 50 years old. Unfortunately the building is
deteriorating and Minutes of the Parish Council meeting 12h September 2016 note that the
Wodson Pavilion building will be in need of renovation or replacement in the future.
In recent years it has been necessary to carry out some repairs to the roof and outside
cladding. Internally the floor is revealing many signs of cracking so expensive repairs will
soon become necessary. In addition the building which is of a timber frame with external
cladding and internal plaster board has very little insulation. This no longer meets energy
efficiency targets and also causes a more rapid loss of heat in cold periods. The kitchen and
toilet facilities are showing signs of significant wear. The kitchen in particular is dated and
needs significant upgrade.
Taking all of these points together, paints a picture of a very important building in the
community which is in need of repair and upgrade if its current use is to continue for
another generation. However the Council is required to demonstrate it has the funding
before it can make a case for investment and this is set out in the paragraph below.
3.2 Source of funds to finance a Case for Investment
It was recognised in the early days that to replace the Wodson pavilion or to refurbish would
require significant funding. In fact minutes of the Parish Council Meeting on 25th January
2017 note that the incumbent Parish Clerk will continue to refine the budget over time to
ensure a reserve is built to ensure Wodson pavilion building has a renovation or rebuild sum
allocated in the budget.
Since the building was installed it has been rented to a private nursery and Football club.
This pavilion rental income has meant that it is cash generative and has assisted in the
creation of reserve sums each year. In addition over the years the Council has been able to
secure specific grants arising from District Council projects . The Council resolved in 2021 to
create a specific reserve for future investment and the funds are invested in Building Society
Accounts.
However the case for investment must also demonstrate a reasonable expectation that the
funds are sufficient. This is set out in the next paragraph.
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3.3 Reconciliation of Funds with Costs
The Thundridge Parish Council monthly accounts at January 2022 reveal a Long Term
Reserve of over £167,000. The Council has been contacting suppliers of replacement
buildings but the estimates considerably exceed the reserve.
This led the Council to take advice from professionals regarding the case for
repair/refurbishment compared to a new replacement. The timber frame of the existing
building is sound and has been found after a survey to be free of asbestos. This has
encouraged the Council to explore retention of the frame and focus on external cladding
and roofing materials, and replacing internal plaster board walls and adding insulation,
with an upgrade of toilets and kitchen areas.
Estimated costs have been made of this ‘refurbishment’ and this is forecast to be
deliverable within the financial cap of the reserve. This has provided the Council with the
confidence to proceed to the next stage of this business case. The creation of the reserve
will have created a genuine opportunity to protect the continuation of an amenity space
for the parishioners of Thundridge Parish. Before proceeding to consider the use of the
cash reserve for the refurbishment the Council has tested this policy against other key
options which is described next in section 4.
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4. Options and Evaluation
4.1

Options
The Parish Council has considered several options ranging from doing very little to the
pavilion, to refurbishing it to take it forward for a generation, then taking the plan even
further to a complete replacement, and finally considering an alternative to investing at the
Wodson Field such as other community facilities elsewhere.
A dominant theme when considering future investment in buildings and services has been
the extent of ‘community use’ which can be attributed to the facilities receiving future
investment. The Council has reviewed ideas for additional community use above current
uses of a day nursery and football club such as children’s parties and any other village
group. However this would require significant resource of administration of bookings and in
particular the day nursery would need to pack away each night. The pack away requirement
goes against the education ideology of the current providers where retention of layout is
paramount to providing a top education based day nursery. The Council has taken advice
from community service advisers such as CDA who have confirmed that the two current
users of the day nursery where almost 70% of children are from the parish, and the football
club are two high level community users. The Council would be meeting its planning
objectives by seeking to retain these services by investment in them for the future. The
Council supports this opinion which enables it to focus investment in particular on the
younger generation.
The options are now described in more detail and are checked for compliance with the
Council’s ‘community use’ objective.
(i)

Do Minimum – this would leave the Wodson Pavilion with no further investment.
Repairs could continue for a very short term but the floor condition would
deteriorate beyond safe use. It would mean that there would soon be no building or
day nursery, but it would be possible to provide a small shack etc for a Football club
to ensure local children can participate in sports. Whilst this option ranks very low
in practical terms, the Council considered that a fair options appraisal should test
other options against doing very little so the option has been retained for appraisal.

(ii)

Refurbishment – this would retain the existing wooden frame of the building. The
Council has taken advice on the potential to make use of the frame and base and
both of these appear structurally sound. In addition the Council has had an asbestos
survey completed which has reported the building is free of asbestos so this has
provided confidence in exploring this option as feasible. The Council has been
encouraged to explore this potential particularly when early prices for a complete
replacement as described in (iii) below became well beyond the cash reserves of the
Council. The refurbishment of the existing building is planned to include new roof
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with insulation, new internal insulated ceiling, new insulation on both sides of the
walls, new floor and lighting and redecoration. Also it is intended there will be
improvements to the toilet and kitchen areas creating access separate from the
main building. This refurbishment will provide a further estimated 25 year life span
for this important community facility.
(iii)

Replace – this would replace the building on a like for like basis with no additional
land. It would incorporate all of the benefits outlined in the Refurbishment option
plus a complete new frame, floor, windows and doors and require demolition of the
existing building. Such an extensive re-build would likely require planning consent
with other additional access costs. A loan would be required from the Public Works
Loan Board. As initial work progressed on identifying potential costs of the Replace
option it became clear that the estimates were much higher than anticipated as
reported above and would require a larger loan that anticipated. However the
Council considered that this option should be evaluated alongside the
refurbishment alternative.

(iv)

Other Community Facilities – the Council decided at an early stage that any
investment of funds on the Wodson Pavilion should be tested against investing
elsewhere in the parish. The option of investing in enhanced community facility in
Thundridge and High Cross should be explored which could be a small acquisition of
land in High Cross to match Wodson Field with a small building for sports use only
on each site. This would not include any larger building.

These options were taken forward for appraisal as described in 4.2 and 4.3 below.
4.2 Appraisal Criteria and Scoring method
The Group determined the appropriate appraisal criteria as listed below together with an
assessment of relative importance of each and allocated a weighting factor.
Criteria
Weight %
1. Optimal fit with the Neighbourhood Plan
20
2. Preservation of community services at Wodson Field

20

3. Potential to facilitate improvements to services at Wodson Field

20

4. Facilitating easy access to facilities from all parts of the parish

15

5. Best investment of TPC finances from VFM and affordability perspective.

25
100

In order to perform the scoring task the Group decided to assess this on a scale of 0 – 5 on how
well the criteria was met by each option with 5 being excellent, 4 Very Well, 3 Quite Well, 2
Adequately, 1 Inadequately, 0 Very Poor.
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4.3 Scoring Result
The Wodson Investment Group was able to score the options as summarised below.
SCORING RESULT
1
Do
Minimum

2
Refurbishment

3
Replace

4
Other
Community
Facilities

2

5

5

2

20
40

20
100

20
100

20
40

Score

1

4

5

2

Weight
Total

20
20

20
80

20
100

20
40

Score

0

5

5

2

Weight
Total

20
0

20
100

20
100

20
40

Score

1

3

3

4

Weight
Total

15
15

15
45

15
45

15
60

Score
Weight
Total

0
25
0

5
25
125

1
25
25

0
25
0

95

450

370

180

OPTIONS

APPRAISAL
CRITERIA
Neighbourhood Score
Plan
Weight
Total
Preservation of
Services

Facilitating
Improvements

Access from
whole parish

Financials

TOTAL
WEIGHTED
SCORE

The rationale for the scores shown above is described in appendix 1. As can be seen the
Refurbishment option is revealed as the most favourable and ensures the ‘community use’ objective
is met. However it is necessary to review the financial assessment in more detail to check the
options appraisal is robust and secure financially. This is explored in section 5 below.
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5. Options Financial Assessment and Conclusion from Options Appraisal
5.1 Financial Key Points
The financial forecasts supporting the scoring above are shown in the table below. These
comprise;
(i)

Budget for the Current year 2021/22 plus a forecast of the recurring impact for each
option after project completion.
WODSON INVESTMENT GROUP FINANCIAL OPTIONS PROJECTIONS

INCOME &
EXPENDITURE A/C

2021/22

Impact of

Impact of

Impact of

Impact of

INITIAL

OPTION 1
DO
MINIMUM
£

OPTION 2

OPTION 3

OPTION 4

REFURBISHMENT
£

REPLACE
£

COMMUNITY
£

BUDGET
£

INCOME
Allotments Rent

1275

1275

1275

1275

1275

14072

2010

12872

15044.4

3010

175

175

0

0

175

INCOME PARISH
ACTIVITIES

15522

3460

14147

16319.4

4460

PRECEPT

32500

32500

32500

32500

32500

TOTAL INCOME

48022

35960

46647

48819.4

36960

Clerk

9123

9123

9123

9123

9123

Other admin

5172

5172

5172

5172

5172

829

829

829

829

829

1600

1600

1600

1600

1600

11100

11100

11100

11100

11100

8550

1000

3400

2700

2000

Wodson
Other income

EXPENDITURE

Subscriptions
Parish Maintenance
General expenditure
Wodson Pavilion
Maintenance
PWLB Loan Repayment

0

0

2000

12000

2000

Wodson Field

2500

2500

2500

2500

3500

Playground

4145

4145

4145

4145

4145

Allotments

450

450

450

450

450

4350

4350

4350

4350

4350

47819

40269

44669

53969

44269

203

-4309

1978

-5150

-7309

Planning
TOTAL EXPENDITURE
INCOME &
EXPENDITURE A/C
BALANCE SURPLUS or
DEFICIT (-)
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(ii)

Summary of capital cost estimate and how funded by cash reserves.
The capital investment costs described in more detail are forecast to be:
Refurbish
Replace
£000
£000
Refurbishment Costs
Replacement New Building
The long term cash reserves held by the Council
at the end of January 2022
Balance of Long Term Reserve Cash after works
Shortfall of cash after works requiring a loan

160
335

167

167

7
168

5.2 Comments on financial projections and reserves
(i)

The Do Minimum Option 1 shows an assumption of no income for the pavilion as its
condition deteriorates. This may not occur immediately so a slight revision of the
numbers here could be made but it eventually causes a potential deficit because the
Council currently uses the net income from the pavilion.

(ii)

The Refurbishment option 2 provides a very significant refurbishment with much of
the interior being replaced. This option’s capital costs with current estimates of
around £160k can be met from long term cash reserves so the Council would avoid
the necessity of incurring a loan with its subsequent repayment obligations. The
Council in discussion with local builders has noted that the works could be planned
in separate streams and possibly fit into school holiday over a two year period
thereby avoiding disruption to the Day Nursery and children’s football services. The
phasing of the works is noted separately. This option delivers a surplus and retains
the miscellaneous £10k budget and is therefore the strongest financial option.

(iii)

The Replace option 3 is pushing the affordability of the project beyond reasonable
limits. The capital costs have risen to at least £335k so the loan requirement is likely
to rise to over £170k pushing repayments costs pa to £12,000 or more as interest
rates are rising leaving a large deficit. In addition the work would likely take over 3
months and cause a significant period of disruption to the Day Nursery service and
also loss of income to the Council. In contrast the Refurbishment option current cost
estimate is £165k and can be met from available cash reserves. Financially this
Replace option is unaffordable to the Council.
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(iv)

The Other Community Facilities option 4 lacks credibility regarding future income
and current information projects this option with a large deficit and is not
recommended.

5.3 Conclusion of Options Appraisal
The Council has undertaken a detailed options appraisal having considered the 4 options
against the criteria in section 2. This has been further assessed against the financial projections
noting income variations and some forecast changes in expenditure notably the commitment to
a loan from the PWLB if a Replacement option was to be pursued. The Council considers the
refurbishment option for the Wodson Pavilion within the capital and revenue forecasts outlined
above is affordable and delivers improvements for community services in the parish. It also
scores highly in the non financial appraisal being the leading option. The Council therefore
considers both from a non financial and financial base the Refurbishment option is the best
options to take forward for its investment in the Wodson Pavilion. This business case takes
forward the Refurbishment option as the Council’s preferred option and the necessary works
are described more fully in section 6 which follows.
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6. pecification and Procurement for the Refurbishment Option
The completion of the Refurbishment option will require several key tasks:
(i)
Appointment of an architect to draw up plans for the building.
(ii)
Refurbishment works in two or more stages
(iii)
Procurement Plan for a contractor.
(iv)
Contract for the works
(v)
Completion of a contract with prospective users.
These tasks are now considered.
6.1 Architect Appointment
In order to initiate the plan for the preferred option it is necessary to seek professional
assistance in drawing up plans for the refurbishment work and any alterations to the
building. The Council has obtained quotes for this service and the appointment of the
selected architect is the subject of a separate report. The architect will be required to
produce the plans and advise on the specification of the refurbishment works to form the
basis of a tendering process and contract with a building contractor. This will include the
recommended phasing of the works as described below. The architect will also be required
to advise the Council on the satisfactory completion of the works and sign off for payment.
The timetable for the architect services is as follows:
February 2022 March 2022
April 2022
May 2022
July - September 2022July - September 2023-

Select preferred architect.
Agree nature of the works with the users and brief the architect.
Architect produces plans for agreement with the Council.
Architect produces works specification and recommended phasing.
Monitoring of completion of the stage 1 works
Monitoring of completion of the stage 2 works.

The funding of the professional fees for these services is included in the annual revenue
budget for Wodson Pavilion shown in the table at paragraph 5.1 in section 5.
6.2 Refurbishment Works
(i)

Internal and External Works
The planned refurbishment will include the following:
External – this will include a replacement of the roofing material with new felt
designed to provide a life span exceeding 15 years. The material will be selected in
discussion with the architect. The external cedar wall cladding will also be removed
and replaced with a concrete based feather edge cladding similar to that used on the
High Cross Village Hall. At the same time exterior ply will be added to the frame to
create reinforcement. The material finally selected will be after discussion with the
architect. Insulation will be added inside the external cladding which will be a

Wodson Pavilion Business Case Final Feb 2022 v5.0 (1)

Page 13

THUNDRIDGE PARISH COUNCIL
significant improvement on the existing building. Finally an additional west side
external door will be added to permit access to the double toilets for the football club
at weekends. This will avoid the present necessity of entering the main building with
sometimes muddy boots which will facilitate cleaning. The inner door to the toilets
will remain in place and the sink will be moved to the opposite side.
Internal – the ceiling will be recovered with additional insulation added and a similar
process will occur for all of the walls. There will be a heating, lighting and general
electrical upgrade including re-wiring, adding a programmable thermostatically
controlled heating system. In addition there will be improvements to the toilets and a
new kitchen installed with a new cooker and microwave to enable much improved
catering services to be possible. The ageing table furniture will be replaced. All of this
will bring the pavilion into the 21st century. The detail of these upgrades will be
finalised with the architect.
(ii) Phasing of the Works
The Council has agreed that the refurbishment works should be undertaken as far as
possible in a manner to minimise disruption to school terms for the prime user the day
nursery. This will ensure the service to young children will be maintained. In order to
achieve this objective it is necessary to divide the works into stages that can practically
be completed during school summer holiday or possibly including spring holidays. The
Council has devised the following division of the works:
Stage 1 summer 2022 – External works
Stage 2 summer 2023 – Internal works
The final phasing of the works will be fixed with the architect and the selected
contractor.
6.3 Procurement Plan
The Council is required under its Financial Regulations to seek tenders for works over
£5,000 and this process will commence when the architect has presented the specification
of works to be included in the tender. The Council at that time will decide how the works
contract will be divided between the two stages and separate contracts let in each year. The
tendering process shall follow that set out in the Regulations and is estimated to be
completed by early June 2022.
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6.4 Works Contract
The selected contractor will be required to enter into a Public Works Contract with the
Council. The contract will set out:
 Detailed description of the works to be undertaken.
 Full reference to the architect’s drawings produced as a basis for the works.
 Detail of key materials to be used such as roofing and cladding.
 Phasing and timing of the works to ensure completion within the school holiday
periods.
 Sign off procedure of the quality of the works.
 Check procedure for compliance with all appropriate Building Regulations and any
required planning considerations.
 Payments process.
6.5 Users contracts
The Council will ensure that the lease contracts with the key users of the Wodson Pavilion
will be in place before any works are completed. These will include:
Day Nursery
The lease with the present day nursery provider expires at the end of June and it is planned
that a one year extension will be agreed by the end of May 2022 which ensures continuance
of the day nursery service until July 2023. It also ensures there is an agreement in place for
2022/23 before the first stage of the works is commenced. The current provider has over 20
children from the Thundridge Parish from a total of over 30 so this reflects a much needed
service to the parish.
The Council will let a new lease from September 2023 for a seven year term. It is anticipated
that this will be completed by late summer 2022 in order to provide a year’s notice of
availability of the pavilion to the lessor. The current lease extension document and the new
lease from 2023 will be presented to the Council for approval.
Football Club
A new five year lease was signed in 2020 and provides income for the Council and security
for the football club. Ware Lions Football Club numbers have doubled over the last 5 years
and children aged 5 – 13 play matches at Wodson Field. A significant number of the children
are from the Thundridge parish and this reveals that the football club provides a first class
service to the parish.
6.6 Next steps
Having reported the works contract and user leases it is necessary to analyse the value for
money of these arrangement before proceeding. This is now considered in the following
section 7.
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7. Financial Evaluation
7.1 Revenue Budgets three years 2022/3 – 2024/5
The Council at its January meeting approved its budget for 2022/23 with forward projections for
another two years. This demonstrates its ability to achieve a revenue surplus before any
investment in refurbishment of the Wodson Pavilion. A summary is shown in the table below.

Thundridge Parish Council
Summary Budget 2022/23 - 2024/25

Budget
2021/22

F
oBudget
2021/22
2022/23

Budget
2023/24

Budget
2024/25

INCOME
Allotments Rent
Wodson Field
Other
Sub Total
Precept
TOTAL

1,275
14,072
175
15,522
32,500
48,022

1,275
14,454
175
15,904
33,150
49,054

1,275
8,076
175
9,526
33,813
43,339

1,275
13,254
175
14,704
34,489
49,194

EXPENDITURE
Clerk
Admin
Subscriptions
Parish maitenance
General Expenditure
Wodson Pavilion
Wodson Field
Playground
Allotments
Planning
TOTAL

9,123
5,172
829
1,600
11,100
8,550
2,500
4,145
450
4,350
47,819

10,035
9,872
850
1,180
7,025
8,646
2,500
4,183
458
2,850
47,598

10,336
5,472
871
1,180
11,025
168,746
2,500
4,217
465
2,600
207,412

10,646
5,572
893
1,180
11,025
8,850
2,500
4,252
473
2,350
47,742

1,456 - 164,073

1,452

SURPLUS or DEFICIT (-)

203

It has previously been reported that the refurbishment costs are estimated to be around
£160,000. The exact division of the works over the years 2022/3 and 2023/4 are not yet fixed
so the provision for the expenditure is recorded in the second of the two years. When the
Council has agreed the split of expenditure for each year a revised budget will be approved
by the Council and this is planned to occur over the two years. Whilst this is strictly capital
expenditure the Parish Council does not operate capital accounts and therefore all
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expenditure is charged to revenue in the year in which it occurs. There is no depreciation
accounting. Therefore the incurrence of such investment expenditure causes a revenue
deficit as can be seen. This is an acceptable presentation provided the Council can
demonstrate how such a deficit can be funded. That is described in 7.2 below.
7.2 Funding of Capital Expenditure from Reserves
The use of the Long Term Reserve’s cash holdings of £167k has already been described in 5.1
above. The balance sheet reported to the Council shows this sum to be held in two savings
accounts:
£000
Saffron Walden building Society

83

Redwood Bank

84

TOTAL SAVINGS ACCOUNTS

167

In addition the Council is holding a General cash reserve in the Unity Bank of over £50,000
which is a robust position to enable it to support its revenue budgets over this period.

7.3 Risk Assessment
The Council has assessed below, potential risks to its financial strategy of investing a large
amount of its cash reserves on the refurbishment of the Wodson Pavilion.
(i)

Cost estimates exceed reserves
The Council will review with the appointed architect the detail works to be
undertaken and update the potential costs. If the cash reserves are deemed
insufficient the Council will revise the extent of the works to be commissioned. It
may also be possible to seek grants to support the project.

(ii)

Income from pavilion users ceases
The main user of the facility is the day nursery and annual rental income currently
exceeds £11,000 per annum. If the service user gave notice to leave there may be a
gap period before a placement provider is secured. The present lease requires
notice of 12 months and the Council considers a further 12 months is the worst case
scenario. The present revenue budget has a provision for miscellaneous events in
any year of £10,000 and the Council considers this is a robust mitigation of the
occurrence of such a risk.
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7.4 Value for Money
The Council having tested affordability and the availability of cash reserves has assessed value
for money. The key criteria appraised are:
(i)

Pay Back of the investment
The Council will be seeking improved use of the pavilion by the day nursery and it is
likely the lease income will increase. At present on current figures the project would
pay back the investment over a period of 15 years. This is viewed as a robust position
to achieve replenishment of the Council’s cash reserves well before the expiry of the
anticipated life extension of the building from the refurbishment investment.

(ii)

Cost of benefits
The benefits from the project are set out in the appraisal at 4.3 above. The key
comparison is between the refurbishment and replacement options:
Refurbishment
Option
Investment Costs £000
Benefits score excluding financial
Cost per unit of benefit

Replace
Option

160
325

335
345

£0.5K

£1.0K

As can be seen the investment costs per benefit are almost twice as high with the
replace option
The value for money assessment confirms the refurbishment option as the most favourable
for the Council to pursue.
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8. Conclusion

This business case has set out a strong case for investment in section 3 and shown any
investment to be clearly supported by the Neighbourhood Plan aspirations described in
section 2. These in particular highlighted the objective of improvement to services for
children.

The options appraisal in sections4 and 5 has shown the refurbishment of the pavilion to be
the clear lead option. Whilst the benefits scoring were almost equal for both options the
financial considerations have shown the replace option to be unaffordable mainly because
of the need for the Council to take out a loan from the Public Works Loan Board.. This has
been further assessed in section 7 where the value for money appraisal has demonstrated
the strength of the advantage of refurbishment. The cost per unit of benefit is almost half
the cost for the refurbishment option therefore highlighting the greater effective use of the
Council’s resources.

Section 7 has also set out how the Council’s cash reserves can meet the proposed
investment and in particular the use of its savings accounts which fund its Long Term
Reserve. The Council’s cash holdings in its General Reserve remain available for supporting
its annual revenue budget and this has been shown to be a key mitigation factor in the event
of unforeseen risks materialising. As also described in section 7 this risk management
strategy is further reinforced by prudent budget management each year to ensure a revenue
reserve is also available.

Overall the Council considers the case for investment in refurbishing the Wodson Pavilion
has been clearly demonstrated and that the proposals will be an effective investment of its
Long Term Reserve funds. The Council therefore confirms its plan to proceed with the
project over the financial years of 2022/23 and 2023/24.

The Council will create a Project Initiation Document to commence the authorisation of
expenditure in the near future.
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APPENDIX 1 Rationale for Scoring of Options
1. Do Minimum
1.1 Neighbourhood Plan – adequate score only as there would be no kitchen or toilets for
use by the football club.
1.2 Preservation of Services – somewhat inadequate – no parish meeting room, or football
facilities and particularly the day nursery facility would soon cease to be available.
1.3 Facilitating Improvements – this would be a step backwards – zero score.
1.4 Access from Parish – inadequate, football has shed only, no local day nursery or parish
meeting room.
1.5 Financials – deficit of over £4k because the Council no longer receives income from the
Day Nursery – result would be very challenging to manage – zero score.
1.6 Conclusion – poor option, and can not be recommended.

2. Refurbishment
2.1 Neighbourhood Plan – provides a secure plan for the ‘green’ site – top score.
2.2 Preservation of Services –retains all current services for lengthy period into future and
ensures a high quality local day nursery facility can continue – scores very well.
2.3 Facilitating Improvements – provides a base for adding some future improvements such
as external access for the football club to toilets and the kitchen at weekends and a
significantly upgraded kitchen and toilets for the day nursery plus upgrade to external
pathways – so scores ‘excellent’.
2.4 Access from Parish - good access from parish with other community services added so
scores at quite well.
2.5 Financials – this preserves current income and is very attractive in that it avoids the need
for a loan by relying on using cash reserves. It provides a robust annual surplus so scores
‘excellent’ with 5.
2.6 Conclusion – this option delivers a surplus so ensures a break even position. It delivers a
robust longer term solution and will ensure the two key community uses of children’s
football and a day nursery are secured for a generation which is a key objective of the
Council. It will therefore be a very strong and currently the best option for the Council to
pursue.
3. Replace
3.1 Neighbourhood Plan – provides an excellent base for meeting al Neighbourhood Plan
aspirations for the site – top score.
3.2 Preservation of Services – enables preservation of all services well into the future and
ensures a high quality local day nursery facility can continue – top score.
3.3 Facilitating Improvements – enables the parish to provide a base for adding some future
improvements such as external access for the football club to toilets and the kitchen at
weekends and a significantly upgraded kitchen and toilets for the day nursery plus
upgrade to external pathways and therefore receives a top score.
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3.4 Access from Parish – whilst additional community uses would be available access is still
at one end of the parish so scores ‘quite well’.
3.5 Financials – whilst income is preserved the costs of construction of a complete re-build
are now forecast to be much higher than a refurbishment and costs will exceed £300k
requiring a loan of around £170k. The cost of the loan repayments cause this option to
deliver a deficit and therefore scores inadequately on this criteria. This is revealed in
more detail in section 5 of this business case.
3.6 Conclusion – this option was initially regarded as a potential solution for the Council but
the rising costs of a re-build has made the option unaffordable if a reasonable buffer is
to be retained by the Council’s finances to meet unforeseen demands. The option is
therefore not recommended.
4. Other Community Facilities
4.1 Neighbourhood Plan – the demand is not clear for similar football and play equipment
facilities to be also located elsewhere in the parish such as High Cross. The option is also
not feasible as no potential land is available and can not be scored highly as a practical
possibility in the foreseeable future. Therefore the Council allocated a low score of 2 for
compliance with practical future planning.
4.2 Preservation of Services – this option would locate some facilities at both ends of the
parish but would lose the pavilion and its facilities so it scores only ‘adequate’.
4.3 Facilitating Improvements – some improvements would occur at High Cross offset by
reductions in facilities in Thundridge so it scores as ‘adequate’ only.
4.4 Access from Parish – this option does improve access to facilities in some parts of the
parish so a score of 4 has been attributed to it.
4.5 Financials – whilst spreading facilities across the parish this option loses the Council
current income similar to option 2 leaving a deficit of over £7k and scores badly at 0.
4.6 Conclusion – this option does not provide a viable way forward and is not
recommended.
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