
 
TITLE Relocation of Twyford Library to the Old 

Polehampton Boys School site 
 

  
FOR CONSIDERATION BY The Executive on 28th July 2022 
  
WARD Twyford; 
  
LEAD OFFICER Director, Place and Growth - Steve Moore 
  
LEAD MEMBER Executive Member for Climate Change and Resident 

Services- Sarah Kerr 
 

PURPOSE OF REPORT (INC STRATEGIC OUTCOMES) 
 
To provide the Executive with updated financial information relating to the relocation of 
Twyford Library to the Old Polehampton Boys School site.  
 

RECOMMENDATION 
 
That the Executive: 
 
1) Based on the information in the report, is asked to consider whether to proceed with 

the relocation of Twyford library.  
 
If the decision is to proceed, that the Executive: 
 
2) Agrees to allocate £330,000 of S106 funds to the project; 
 
3) Approves the lease agreements for the new library site (as summarised in the report 

below), and delegates authority to the Director of Place and Growth, in consultation 
with the Executive Member for Climate Change & Resident Services and the 
Executive Member for Business & Economic Development, to complete the lease. 

 

EXECUTIVE SUMMARY 
 
In September 2019 the Executive considered a proposal for the relocation of Twyford 
library to the Old Polehampton Boys School. The Executive supported this proposal in 
principle subject to further detail on cost, delivery and the lease arrangements for the 
new facility being determined.  
 
This report updates on this proposal with updated costs and terms for the lease of the 
building.  
 
Subject to Executive confirming their support for the proposal, the report seeks approval 
for: 
 

 The Council to take a 99 year lease of the Old Polehampton Boys School building; 

 Allocation of additional £330,000 of s106 funding to convert the building into a new 
library 
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BACKGROUND  
 
In September 2019, the Executive considered a business case for the renovation of, and 
relocation of Twyford Library to, the Old Polehampton Boys School. The Executive 
resolved that: 
 

1. The development of a new library on the site of the Old Polehampton Boys’ 
School in Twyford be supported in principle.  

2. The Director of Locality and Customer Services be authorised to determine 
accurate costs and timing for delivery of the library.  

3. The Director of Locality and Customer Services be authorised to keep the 
planning  permission alive by resubmitting or whatever else may be necessary.  

4. The Director of Locality and Customer Services be authorised to enter into 
negotiations with the Polehampton Trust to achieve a long lease at a peppercorn 
rent for the building.  

5. It be noted that the Director of Locality and Customer Services will prepare a 
detailed proposal for the new library (community facility) for consideration at the 
Executive meeting in September 2019.  

 
A copy of the original Executive paper ‘Polehampton Community Facility/Twyford 
Library’ is included in at appendix (1) of this paper for information.  
 
This Executive report updates on points 2 and 4 of the resolution from that Executive 
Paper.  
 
 
BUSINESS CASE 
 
 

 
Proposed lease arrangements for Old Polehampton Boys School 
 
Currently the library service occupies a temporary building that is in the freehold 
ownership of Wokingham Borough Council. In relocating the library service from its 
existing building to the Old Polehampton Boys School the library service will move from a 
temporary freehold building (where the Council has ultimate control of how it uses its 
assets), to being a tenant within the Old Polehampton Boys School (a permanent 
building), in a leasehold arrangement.  
 
Terms for a lease of the building from Trustees of Old Polehampton Boys School to 
Wokingham Borough Council have been provisionally agreed as outlined below: 
 

 Landlord: Trustees of Old Polehampton Boys School. 

 Tenant: Wokingham Borough Council  

 Property: As shown verged red on the plan attached at appendix 2 

 Term: 99 years with effect from legal completion.  

 Use: The property’s primary use will be as a public library and/or other use subject to 
landlords consent – such consent not to be unreasonably withheld. 

 Rent: 1 Peppercorn  

 Repair: Tenant to be responsible for all external, structural and internal repairs, 
including but not limited to, maintaining the property as a Grade 2 Listed Building. The 
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Tenant will maintain the landscaping and shared car park at the Property and will 
recharge the cost of maintenance on a proportionate basis.  

 Outgoings: Tenant to be responsible for payment of all rates, insurances and other 
outgoings (including utilities) for the Property.  

 Break Clause: The tenant will be able to determine the lease on the 40th, 60th or 80th 
anniversary of the commencement of the lease subject to service of 12 months notice.   

 
The first break clause of the proposed lease is at 40 years so the Council will not be able 
to determine any future arrangements of the library service (e.g if any alternative locations 
were identified/became available or improvements/changes to service delivery were 
identified which didn’t require the building) for 40 years. 
 
The Council, as Tenant, will undertake agreed works to the property as outlined in the 
planning consent, ref: 20122, under a Licence for Alterations from the landlord. 
 
Capital Costs of relocation of the library service into Old Polehampton Boys School  

 
The 2019 Executive approval included a cost estimate of £640,000 to convert the property 
to a functioning library.  Capital funding allocated for the project was subsequently 
increased to £720,000 to include the renovation of the nearby toilet block to provide toilet 
facilities for library users and additional storage space for local community organisations. 

 
The Old Polehampton Boys School is a historic Grade 2 listed building that requires a 
substantial amount of renovation to be able to be used as a public library.  There is no 
internal heating system, and the roof and walls require insulation to be able to maintain the 
correct amount of thermal comfort for library users and council officers.  The entrance to 
the building needs to be altered to ensure disabled access and other mobility requirements 
consistent with current building access regulations. 

 
The report presented to the Executive in September 2019 also noted that all the 
renovations need to be completed in a manner consistent with the building’s heritage, 
meaning that appropriate methods and materials used need to be approved prior to the 
renovation works commencing.   

 
Since the original cost estimate was prepared there has been some additional elements 
required within the renovations, including works to comply with the conservation and 
ecology requirements, the installation of a sprinkler system, and the Council’s aim of 
working towards net zero carbon emissions requiring the installation of an Air Source Heat 
Pump and underfloor heating system. 

 
In getting to the point in November 2021 where a lease for the new library building was to 
be presented to the Executive for consideration, to ensure the timely completion of the 
project, a tender exercise for the renovation works was conducted so that a contractor can 
be quickly appointed to commence the work.  The outcome of this tender exercise was 
that the total cost for completing the necessary renovation work has increased significantly 
to approximately £1,069,000.   

 
Since November 2021, a detailed review of the project has taken place to identify any 
options for reducing the cost of the project whilst still delivering its expected outcome for 
the users of Twyford Library. 
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The review of the costs for the Twyford Library project has been completed following a 
scope of works review with the lowest tenderer. Furthermore, discussions have taken 
place with conservation specialists, with specific reference to works included in the tender 
complying with the conservation conditions within the planning approval for the project.  

 
In summary there are four areas where cost savings can be made and noted in the review: 

 

 General scope of works changes that are a minimal compromise to the scope of works 
and use of the building (£113K) 

 Scope of works changes that compromise the conservation officer requirements and 
will require further discussion and sanction by Planning to divert from his 
recommendations (£25K) 

 Omission of the new build extension (£70K) 

 Omit the refurbishment of the library toilets (£38K) 
 

The general scope of work changes can be delivered with minimal impact to the outcome 
of the project, and it is therefore recommended that these changes and associated savings 
are implemented. 

 
As the Old Polehampton Boys School is a historic Grade 2 listed building, it is not 
recommended to pursue savings that may compromise the conservation conditions of its 
renovation.   

 
To meet the expectations of the project it is not recommended to omit the small extension 
to the building as this is creating the entrance to the building and will result in a smaller 
library space for residents. 

 
As the renovation of the toilet block will provide an enhanced level of service for library 
users, both in terms of previously unavailable toilets and the creation of necessary storage 
space to support joint working with local community organisations, it is not recommended 
to omit this element from the project. 

 
Based on the above recommendations, the cost of the project can be reduced to 
£936,000. However, in view of the national issues affecting prices of materials and labour, 
and to account for the material price inflation since November 21, it is recommended that a 
contingency of £107,000 (circa 12%) is included in the cost estimate.  

 
As this project will be providing a level of service for library users consistent with the 
Council’s Library Offer, it is recommended that £330,000 of S106 funds is allocated to this 
project to ensure its completion. 

 
Other considerations 

 
In considering whether to proceed with the relocation of the library, the following points 
should also be considered:   

 

 The current proposals and refurbishment will provide an additional 39.9m of floorspace 
for the library service. The extra space will predominantly be used as a lobby area to 
ensure the entrance meets accessibility requirements as steps and a lift platform will 
be required to address differing ground levels between the lobby and main body of the 
building. 
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 The proposals bring back into use a listed building and preserves and enhances its 
long-term future. The restoration and use of heritage assets has a positive impact on 
communities and helps improve community cohesion, by connecting residents to the 
history and heritage of their community and enhancing community and individual 
identity. There are currently no alternative uses for the building proposed so it is 
unknown how the building would be used in the future if it does not become a new 
library. 

 The listed status of the building does provide some challenges, such as the inability to 
fit solar panels, therefore impacting on the Council’s ability to achieve a Net Zero 
Carbon development, which are reflected in the cost estimates.  

 Future on-going revenue costs will not be known until the building is fully operational. 
Given the size, age and layout of the building it is expected these will be higher than 
the running costs of the existing building. Further revenue budget growth may 
therefore be required. 

 The opening of the public toilets will be valued by the community, but the 
refurbishment and maintenance may require future ongoing revenue budget 

 Further investment will be required to create value add space for other community 
activities or movement to a Hub model. No budget has been identified nor feasibility 
work on this potential option carried out to date.  

 
Future Use of the Existing Library Site 
 

The current estimate for the value of the existing library site is approximately £300,000.  
Once vacated, there will be several options for the Council to consider for the future use of 
this site, all of which will require a detailed financial assessment to determine the benefit 
for residents, and the value and viability before any recommendations are developed. Any 
revenue generated through a future use of the existing library site could be utilised to 
contribute towards any increased running costs of the new library facility.  

 
 

FINANCIAL IMPLICATIONS OF THE RECOMMENDATION 
The Council faces severe funding pressures, particularly in the face of the COVID-19 
crisis.  It is therefore imperative that Council resources are focused on the 
vulnerable and on its highest priorities. 
 

 How much will it 
Cost/ (Save) 

Is there sufficient 
funding – if not 
quantify the Shortfall  

Revenue or 
Capital? 

Current Financial 
Year (Year 1) 

£1.05M (£720K 
existing resources 
and £330K S106) 
 
£85K feasibility 
costs already 
spent. Carry 
forward £635K. 

Yes Capital + S106 
 
 
 
 

Next Financial Year 
(Year 2) 
Maintaining public 
toilet, running costs 
of the library and 
securing the old site 

TBC – running 
costs 
 
 
 
 

It is unclear at this 
stage - TBC 

Revenue  
Growth Bid required 
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Following Financial 
Year (Year 3) 
Maintaining public 
toilets, running costs 
of the library and 
securing the old site 

TBC – running 
costs 

It is unclear at this 
stage - TBC 

Revenue 
Growth Bid required 

 

Other Financial Information 
The initial costs of £720,000 for this project are contained within the budget already 
approved in the capital programme.  
It should be noted that £85k of capital has already been incurred, therefore any decision not 
to proceed will result in an equivalent revenue pressure. 

 

Stakeholder Considerations and Consultation 
There is a desire to see permanent library provision within Twyford.  

 

Public Sector Equality Duty 
An EqIA was completed for the overall project and submitted with the paper approved at 
September 2019 Executive 

 

Climate Emergency – This Council has declared a climate emergency and is 
committed to playing as full a role as possible – leading by example as well as by 
exhortation – in achieving a carbon neutral Wokingham Borough by 2030 
Within the constraints of working on a grade ii listed building, making the building as 
environmentally sustainable as possible is a priority  

 

List of Background Papers 

None 

 

Contact  Steve Moore Service Place & Growth 

Telephone  Email steve.moore@wokingham.gov.uk  
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