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Chapter 01: Executive Summary
INTRODUCTION

Bisset Adams was
commissioned to lead a team
of professional technical,
library and business
consultants to explore the
feasibility of a proposal to
relocate the current
Beckenham Library service
into the Grade II listed
Beckenham Public Hall near
Beckenham Junction.

The proposal offers an opportunity to modernise and
extend the library service in Beckenham, with provision
for community and events space. The library site can
then be reused to provide much-needed local housing
both to alleviate families housed in short-term
accommodation in the borough and to provide
affordable homes, as well as to raise a significant receipt
for the site from a housing developer.
There is a current maintenance backlog for the Public
Hall, and these works would also bring an opportunity
to refurbish the building and enable it to realise its full
potential as a community asset for Beckenham.
Approximately half of the ground floor area of the
Public Hall is currently leased to a private members Club
which has been part of the building since its inception in
1883, and to achieve a new library within the building,
some of this space would need to be repurposed.
Having undertaken additional surveys since an initial
feasibility study in 2019, we have found it is not
economically viable to use either the basement or the
second storey of the Public Hall as previously thought.
This is a wide-ranging feasibility study, undertaken by
Bisset Adams as architects with a team of expert
consultants including engineers, cost consultant and
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library and public engagement consultants.

Beckenham Public Hall
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INTRODUCTION
The remit of the feasibility study is to look at the
proposal in its entirety, i.e. the best option for the
library as well as the combined benefits for local
housing and the necessary refurbishment works of the
Public Hall. The feasibility of the proposal has been
assessed using the following:

The library site will deliver an excellent location for
residential development, although the number of
residential units initially thought possible, may not be
achievable. It should also be considered that the
current public health pandemic and economic
consequences are also likely to affect valuations.

• user and public opinion;

The Public Hall could accommodate an attractive
library in a town centre location, and can achieve a
similar library footprint which includes the bookable
events space, by using some of the space currently
occupied by The Club; the basement and second
storey could not be used owing to prohibitive costs.
Restrictions on the floor loadings of the Public Hall
mean that shelving has to be limited both in height
and density, and bookstock will be reduced, as costs
to strengthen the floors significantly would be high.
Against this is set the fact that the current high
bookcases in the existing library cannot be reached by
some library users, and more accessible lower
shelving will be a requirement of any new library.

• the suitability and required works to adapt the
Public Hall for library use; cost calculations as to
whether the whole proposal is viable financially
taking into consideration the capital receipt from
the library site;
• the comparative benefits of each location in terms
of providing the best library service;
• statutory constraints such as planning and
conservation.
To address all these areas, different workstreams have
been undertaken which are drawn together in this
report as a final recommendation.
The conclusion, found at the end of the Executive
Summary, identifies that to achieve the different
aspirations of the proposal, some compromises need
to be made.
5

The proposal represents an opportunity to bring the
currently under-utilised Public Hall back into full use as
a modern library and community space, and therefore
offers a sustainable future to an historic building in the
heart of Beckenham.

Beckenham Public Hall Ceiling
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INTRODUCTION
The Public Hall as a whole could clearly accommodate a
similar level of book stock to the current library,
although this is caveated owing to certain key
constraints. These constraints would be overcome if the
following compromises and additional investment were
made:

• Greater densities of book shelving could be achieved
if a higher level of investment was made to
significantly strengthen the floors;

• If the whole of the current Club space on the ground
floor was made available;

• If the community space was also used for book
shelving as a hybrid library/events space;

• If electrical cupboards were moved from the entrance
area to allow bookshelving.

Within the parameters of this report, these
compromises were rejected on grounds of both cost
and the brief, which required a dedicated community
space and a reduced but appropriate space for the
Club.
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The new location for the library would reach a
potentially larger membership and through the
relocation and investment enable a forward-thinking
library offer for a wider audience. However, as reviewed
in more detail further in this report, it is evident that
there is a level of public concern about the concept and
proposals to consider, although owing to the
coronavirus shutdown, members of the public were
unable to see the design proposals which show how the
library could be incorporated into the Public Hall. Whilst
the Council have made clear that should this proposal
be progressed further, a full public consultation would
be undertaken, initial public feedback from the
preliminary engagement exercise is contained within
this report.
Given these constraints and variables, we believe the
aspirations of the proposal could be achieved within
budget through the capital receipt on the library site,
delivering new homes for local people, an exciting new
library and a refurbishment of the Public Hall.

Note: Coronavirus
Owing to the extraordinary circumstances with a
national ‘lockdown’ due to the spread of coronavirus,
clearly some elements of the feasibility study have been
amended, in particular the engagement programme.
We have sought to do this appropriately and
proportionally in order to continue with the work but
ensure there were opportunities for feedback.
This was an early engagement exercise rather than
a full, formal consultation and there will be further
opportunities for stakeholder input if the project
progresses. However, we have still managed to
communicate with a wide range of groups and
individuals in the area after the situation made
further drop-in sessions and focus groups impossible.
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1. Public and stakeholder engagement
A key part of the feasibility project was to get views from
residents and stakeholders at this formative stage of the
process.

Although our progress was often hampered by the
growing coronavirus crisis, we managed to reach the
groups below:
• Residents

The timing was unfortunate as it coincided with the virus
outbreak and the methods of speaking to people had to
change. Fortunately, this is an early engagement
exercise and there will be a formal consultation process
later in the project when the designs are more fully
developed.

• Users of Beckenham Library and LB Bromley libraries
in general

During March and April 2020, we carried out a range of
engagement and listening exercises to gather the views
of as wide a range of people as possible.

• Children and young people

This included:

Had the virus not impacted on the process, we would
have hoped to engage with a wider group of
stakeholders and more people than we actually did,
but as we have referred to above, this deficiency can
be addressed by further engagement and consultation
when the design is at a more advanced stage. Frontline
library staff were engaged with throughout the entire
process, and for this reason they were the only group to
have seen the current design proposals; two members of

• Two online (and paper) surveys
• Two drop-in sessions at the library
• One to one telephone interviews or email submissions
• Baby Bounce session to speak to parents
• Ward Members briefing session
• Two library staff briefing sessions
• One session with students on designing the library
7

• Users of the public hall
• Library staff
• Schools

• Local organisations and businesses
• Ward councillors

the library staff also attended all client meetings and
reviewed work in progress drawings.
Nevertheless, 68 people gave us their views in direct
conversation, by telephone and by email. We have
referred to these people as engagement participants
throughout this document. 757 adults and 52 children
responded to the online surveys. 80% of respondents to
the adult survey and 87% of child respondents had a
postcode starting in BR3, the area which includes
Beckenham, Elmers, End, Shortlands, Eden Park and
Park Langley.
Prior to this feasibility study, there had been
considerable public opposition to the proposals which
were made public in November 2019, largely on the
grounds of a belief that the Public Hall could not
accommodate a similarly sized library, local attachment
to the current library and its location, and opposition to
initial housing designs which were not felt to be
appropriate in the Elm Road conservation area.
Through the engagement sessions we were able to carry
out a similar response was encountered. A detailed
report can be found at Appendix A, which itemises
responses according to themes; in summary a majority
felt that the new library would be smaller and that the
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new location would be less accessible, with some citing
the busy road outside. The co-location with the Spa was
also repeatedly cited as a benefit, and belief there would
be a loss of bookable space at the Public Hall was also
referenced.
It should be noted that respondents had not had the
benefit of viewing the design proposals for the Public
Hall, as the exhibition and drop-in session had to be
cancelled owing to the coronavirus outbreak. It should
also be noted that the engagement discussions have
focused mainly on the library provision, rather than a
discussion of the benefits of providing more housing.
Should this project be recommended to proceed further,
a full public consultation process would be initiated to
further explore the views of local residents.
More detail can be found in the Appendices:
Appendix A: Engagement Report
Appendix B: Adult Survey: Statistical Breakdown
Appendix C: Adult Survey Analysis
Appendix D: Adult Survey: Free text comments
Appendix E: Children’s Survey Statistical Breakdown
8

Appendix F: Children’s Survey Analysis
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2. Library service Business Case for the relocation
In the business case, a number of different elements
were considered:

• The viability of a library and hire space at
Beckenham Public Hall

• The impact on existing and future library users of
the move

• Stakeholder views
• The proximity of local facilities
• The opportunities and challenges brought by
relocation

• The potential of the existing site for housing
• Net costs to London Borough of Bromley
It was established that the current library is well
used and in particular book borrowing is high. It was
also noted that in a survey of 2017 respondents felt
that the library was in need of improvement.
The move to the Public Hall would bring some areas
of the borough to within a 15-minute travel time by
public transport, and only small areas of the
borough would be disadvantaged in this way. Whilst
the population served would be larger, some people
9

especially those within Clock House ward with its
younger and more diverse population would be
further from a library than they are now. Clock
House ward has a more child focused demographic
than the town centre and the relocation may impact
adversely on families. More areas of Beckenham,
specifically Copers Cope and Shortlands wards,
would be in reach of the relocated library. Penge
library is well placed to accommodate Beckenham
library users who will live closer to Penge library
after the relocation and could choose to use Penge
library rather than the relocated Beckenham library.
The negative impact on age categories which includes
children and the elderly was previously considered by
the Council in an Equalities Impact Assessment in
2019. Whilst Clock House ward has a more childfocused demographic than Beckenham Town Centre
with 22% aged 0-17 compared to 15% at Copers
Cope. The view was that any negative impact could
be mitigated by a variety of factors including the close
proximity of alternative library provision at Penge
library as detailed above.
The proposed new location would be an
improvement on the current, in terms of proximity to

shops, places of employment and transport nodes,
and on balance educational establishments.
The design exercise shows that a beautiful and
inspiring library could be achieved. This would allow
a separate space for library activities, improved
facilities including customer toilets and a kitchen
and a town centre location. It is clear that there will
be a net loss in community space and in book stock
despite providing a similar library area compared
with the current allocation, owing to constraints as
identified on page 6.
Increasing the number of homes in Bromley is a key
priority in the Council’s Housing Strategy 2019-2029.
The population has increased by 9% since 2001 and
is predicted to grow by a further 6% by 2027. If the
site of the current library were released for
residential development, it could allow the
construction for circa 40 housing units, releasing an
estimated capital receipt of circa £2.1 million.
The chosen design option has been costed at
approximately £2.5 million, resulting in a net
expenditure of around £400,000. A new condition
survey has identified that approximately £1.1 million
would need to be spent on the Public Hall if the
relocation goes ahead, to bring it up to standard
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and on essential maintenance works only recently
identified. This figures is shown in our cost report,
and includes fees and 10% contingency. Should the
project not go ahead, this figure would be staged
over a longer period, with immediate works (mainly
to the roof) of around £500,000 required.
In our engagement with the public, the need for
more housing was recognised, but often not that the
site of the existing library was suitable. Of 752
adults surveyed, 82% opposed the proposed
relocation of the library; this was also the view of
some stakeholders individually consulted. Some
stakeholders also felt that the Public Hall could not
accommodate a library and hire facilities at the same
level as current provision. However, the survey and
other engagement took place before the present
design options were fully developed and therefore
participants had no opportunity to view them. The
majority of frontline Beckenham Library staff
welcomed the opportunity for event space
possibilities of an expanded and enhanced service
as well as proximity to the town centre.
Any decision to proceed with the project needs to
consider both strengths and potential drawbacks.
The expansion of the potential catchment area and
10

the fact that those who find themselves further from
Beckenham Library would be able to use Penge
Library mitigate for the scheme to be taken forward.
The provision of much needed housing is important,
and the fact that the proposed sale of the housing
site would contribute towards a modern
contemporary library and community facility are also
factors in favour of the scheme. It is our conclusion
that if no library was currently located in
Beckenham, and a new location were being sought
then a central Beckenham town location would be
preferred, and that the new library would offer
similar space and facilities that do not currently exist
within the existing library. This must be set against
the reduced bookstock within the public library
unless there is significant additional investment, the
reduction of space available for hire and the likely
reduction of the organisations that can use the hire
space, as well as the opposition we noted in our
public engagement.

Existing Library

Existing Library

The Business Case concludes that if carefully
managed, the relocation of the library could be
successful, but it is difficult to make a strong
recommendation for the continuation of project.

Existing Library
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3. Public Hall
The design team led by Bisset Adams has explored the
feasibility of relocating Beckenham Library to the Public
Hall in Beckenham, assessing any constraints the
building would pose including its layout, any structural
upgrades required to accommodate a library, restrictions
posed by its heritage status and listing, and whether the
associated costs would allow the overall proposal to be
financially viable. There is also a significant existing
backlog of maintenance work required to make the
building watertight and safe, including works to the roof,
to leaks and visible cracking; the costs associated with
these issues are not included in our overall financial
viability assessment as they are a requirement whether
the project goes ahead or not. As identified in Section 2,
these remedial works are estimated to be in the region
of £1.1 million, including fees and contingency. Should
the project not progress, the immediate priority works
(mainly to the roof) would amount to approximately
£500,000.

(‘The Club’), which has been based here since the Public
Hall was first built in 1883. The halls present both an
opportunity and a challenge: they provide large inspiring
library spaces, with separate halls to allow a range of
community and library activities to be offered; however
the historic nature of the fabric of the building, the fact it
is on two floors, and the separate spaces also represent
constraints.
The Council has aimed to provide an equivalent space to
the relocated library within the Public Hall, and also to
provide the same capacity for books as the current
library. A large area of the ground floor space is taken up
by a private Club on a long-term lease, and discussions
have taken place as to whether part of this space could
be reallocated to the library to provide adequate space
for a range of library activities; these assumptions have
been shown in the design options that were explored.
Areas

The Public Hall currently comprises a number of halls run
by MyTime Active which are available for outside hire;

Professional surveys to explore areas and floor loadings
for library use have informed the proposed designs. By
repurposing an area of The Club, we can achieve a

there are no drop-in services available from the Hall for
the casual visitor. A large proportion of the ground floor
space comprises a private club with a separate entrance

publicly accessible library area of 569.5 sqm, similar to
the existing library at 570 sqm. These figures should be
seen in the context that areas of the existing library are

11

Existing Public Hall

Existing Public Hall
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not accessible to all, and that the new library figure
includes toilets and separate events space with adjacent
storage and kitchen (the latter not included in the
figures). The proposed library design can hold
approximately 30,000 books, a reduction of 39% on the
current library.
Again, this figure should be seen in context: part of the
current library’s book stock is on shelving which is not
accessible to all, either through its height or its location
on the mezzanine. The proposed design for the library in
the Public Hall reflects good practice in accessible library
design, the constraints to useable space of a cellular
building, and also the cost constraints which would be
associated with increasing the floor loadings of the
building to accommodate a denser library layout. It
would also be prohibitively expensive to adapt and use
the basement and second storey of the Public Hall to
accommodate greater bookstock.
4. Public Hall Appraisal: design opportunities
Bisset Adams created four possible options to maximise
the space available within the Public Hall, including
options using some parts of the current Club space,
creating new apertures in existing walls, repurposing
some spaces and improving accessibility through
reprovision of toilets and a new lift. Options were
12

discussed with the library team in terms of operational
issues, and strategies to provide the most flexible and
inspiring library service for the local community.
A preferred option was developed maximising available
space for the library within the Public Hall (See Chapter
8); this uses some rooms currently tenanted by the Club,
creating new apertures to link through to new spaces
from the main reception. The ground floor is
reconfigured to create a welcoming and accessible
informal library space, with children’s library to the left of
the entrance foyer. This allows for easy access from the
street with buggies etc, although it is expected that
many of the children’s activities will take place in the
flexible hall upstairs, with a new lift to ensure
accessibility. An informal information and display space
greets the main visitor, with soft seating, quick pick
books and a changing programme of displays and
information, along with the main reception and help
desk. To the right, we create new access to the
repurposed Club function space, which provides library
and study areas, as well as a staff workroom adjacent to
the entrance.
New toilets, staffroom and a new lift are to the left of
the main staircase.
Proposed Library Entrance
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million general maintenance requirement, including
works to the roof and rainwater goods, should the
project proceed. If not, the immediate priority
maintenance requirement would be approximately
£500,000, mainly works to the roof, and other works
could be staged over the next few years.

The design proposal aims to maximise use of the
available space, improving accessibility and maximising
flexibility through some reconfiguration of the building
and the provision of a multifunctional events space.
In general, the ground floor provides a welcoming and
informal experience with displays to encourage a new
membership encompassing a variety of different
community groups, whilst the first floor provides high
quality and inspiring library and study space, with a
separate multifunctional events hall.

The key risks associated with the Public Hall relate to its
historic status, and its construction and layout:

5. Public Hall Appraisal: professional reports
The opportunities and constraints of the Grade II listed
Public Hall as a location for Beckenham Library have
been explored through numerous technical and planning
reports, to be found in the Appendices. Engineers’
reports on the building are taken in conjunction with a
condition report, to assess the likely overall costs of the
relocation. The building has currently approximately £1
13

• Reconfiguration of the existing spaces in the Public
Hall to include some new apertures and new lift and
toilets, which will require listed building consent;
• Improvements to the acoustic performance of the
building;
• Potential strengthening of floors to meet the loading
requirements of a library. There is also an existing
backlog of maintenance work required.
Professional surveys and reports have indicated that
these risks can be ameliorated and costs reduced by a
degree of compromise:
• The conservation officer has indicated that the
requested alterations to the building would be
possible in the context of giving a historic building a

new use and therefore longevity, as well as providing
the opportunity to undertake essential maintenance;
1.Acoustic improvements could be achieved by surface
finishes rather than intrusive reinstatement of the
floors, if activities in the various halls are timetabled to
avoid disturbance;
2.The current loadings of the floors are less than the
recommended loadings for a library, but
represent a prohibitive cost. However, the engineers'
report accepts that this can be avoided given the
current design, with low shelving and a large degree of
wall-mounted shelving. The constraint resulting in this
compromise to save cost will be a degree of
inflexibility for any future plans for
greater densities.
1520mm max for double sided shelving

The large first floor hall provides the opportunity to
create a dramatic main library space, with a degree of
separation provided by the stage area. The smaller first
floor hall is designated as the multi-functional activities
and events space, with an adjoining kitchen and storage
room for chairs etc.
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new use and therefore longevity, as well as providing
the opportunity to undertake essential maintenance;
• Acoustic improvements could be achieved by surface
finishes rather than intrusive reinstatement of the floors,
if activities in the various halls are timetabled to avoid
disturbance;
• The current loadings of the floors are less than the
recommended loadings for a library, but comprehensive
intrusive strengthening works would represent a
prohibitive cost. However, the engineers' report accepts
that this can be avoided given the current design, with
low shelving and a large degree of wall-mounted
shelving. The constraint resulting in this compromise to
save cost will be a degree of inflexibility for any future
plans for greater densities. However, the engineers'
report which includes a radar survey, accepts that this
can be avoided through non-intrusive timber
strengthening, given the current design with low
shelving and a large degree of wall-mounted shelving.
There is not a huge shortfall in loading capacity, and
should greater densities be required in the future,
further surveys would be recommended. Other
potential cost savings have been identified in terms of
the specialist items such as light fittings, although any
14

reduction in the quality of the fitout was rejected as was
removing the need for new secondary glazing, and all
proposed savings will be subject to the Conservation
Officer’s approval that the aesthetic of the building is
not compromised.
BWB Engineers provided a mechanical and electrical report
on the Public Hall, identifying areas where investment was
needed. Several mechanical and electrical systems were
found to be in need of installation or replacement. New
mechanical ventilation was recommended; currently the
building is ventilated by openable windows, but for library
usage external noise will be too great. The ventilation plant
is to be situated in the basement with displacement
ventilation terminals delivering heating and ventilating
through low level bookshelving systems. The current boiler
is at the end of its life, and a larger plantroom is
recommended in the basement. The lift is not accessible for
all wheelchairs, and should be upgraded.
It is recommended to retain the existing water supply
without the need for water tank storage, which would
remove the risk of interruption. Current point of use water
heaters remain appropriate for the building’s
new use.

Electrical systems should be upgraded and overhauled in
line with current wiring regulations, and with new
distribution boards. Small power outlets should be
increased to cater for computer usage, including furniture
with charging points incorporated into it.
Lighting is to be upgraded, and energy efficient light
fittings used; it is suggested a co-ordinated approach is
used to supply acoustic baffles, lighting and radiant heaters
in a series of ceiling rafts. Other miscellaneous elements
will need to be upgraded, such as security systems and fire
detection and alarms.
An acoustic survey was carried out, and although there may
be some sound travel throughout the building, it is felt that
this can be ameliorated through surface treatments to the
floors, and through programming of activities. Again, major
expenditure can be avoided.
A Transport Report indicated that the Public Hall location
would be beneficial in terms of accessibility by public
transport and sustainability in the number of shared trips
owing to the town centre location. Bromley Road was
noted to be busy, and it was noted that additional Disabled
parking spaces would be required; the local St George’s car
park has two spaces, less than the requirements of the
Emerging London Plan.
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6. Beckenham Library development site appraisal
A previous feasibility study showing residential
development on the library site attracted criticism, partly
on the grounds of its height and aesthetic.
As part of this report we have proposed new options
which address some of the issues (see Chapter 10).
We believe there will tend to be a compromise between
the height of the development, the amount of parking,
the number of units and the amount of public green
space retained. Further design development, planning
consultation and public engagement will be necessary to
ascertain the most favourable proposal.
7. Costs
Costed options for the library relocation
Two initial design options were costed at approximately
£2.6 million. Costs for the recommended option which is
developed in this study have been further interrogated
to achieve savings, as identified earlier; some of these
result in compromises, such as a lack of future-proofing
for the library if the floor strengthening is not carried out
to increase the loadings, however in general it is clear
that the library could be delivered for between £2.3 and
£2.5 million with no major omissions.

Appendices), which identified approximately £1 million
necessary expenditure to bring the Public Hall to a good
state of repair. This includes some future provision for
maintenance, and will have to be undertaken on a
staged basis whether or not the project goes ahead, so
has been excluded from the direct project costs. A 2014
survey showed an expenditure of approximately
£525,000 also including some future maintenance costs.
In Gardiner and Theobald’s report, £1.1 million has been
allowed for necessary upgrade to the Public Hall, which
includes professional fees and contingency.
The overall proposal is to release capital from the
existing library site to achieve the new library in the
Public Hall, balancing the costs of relocation with the
capital receipt. In November 2019 a report by Cushman
and Wakefield indicated that the capital receipt for the
site would be in the region of £2.1 million which could
be used to fund the library project; this valuation may of
course alter in the current circumstances.
In conclusion, there will be a net cost of around
£400,000 to the Council, excluding the £1.1 million
essential refurbishment cost, and additional budget
required for new bookstock, furniture and IT.

A new condition survey was carried out (see
15

Image of housing proposal from 2019 feasibility study
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CONCLUSION

Conclusion: Summary of
key points and issues
The proposal aims to
achieve benefits both by
increasing the housing
supply within the borough,
and by modernising
Beckenham Library within
a more town centre
location, the Grade II listed
Beckenham Public Hall.
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There are a number of different factors affecting the
viability of the proposal, and any recommendation is
nuanced according to which factors are given priority:
however it is clear the proposal could deliver a site for
much-needed housing in the area, and a high quality
library could be installed within the Public Hall, with flexible
events space, kitchen and toilets in addition, although with
a number of qualifications as described below. 53% of the
ground floor space is currently leased to a private club, and
the proposals involve using some of this space for the
public library, whilst upgrading The Club’s remaining space.
The proposed designs show how the Grade II listed Public
Hall can be restored to its former grandeur as part of this
project, with some interventions such as new openings,
toilets and lift creating a more accessible space. Design
options show how areas of The Club would be used for the
library, and the smaller upstairs hall used as flexible events
space with adjacent kitchen and storage.
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CONCLUSION
The proposal has been assessed according to a number
of different parameters:
• Suitability of the Public Hall building, including
physical constraints
• Provision of a high quality and accessible library
service
• Public engagement
• Re-provision of community space currently used in the
Public Hall
• Provision of a much-needed site for housing
• Cost

feasibility of the relocation proposal, to underpin budget
cost assumptions, and proposals made to reduce
potential cost.
There was considerable public opposition to the
proposal after it was first made public in the Autumn of
2019, and the Council would like to reprovide the same
areas and book stock as the current library. Owing to
the different constraints of the building and costs, the
public area would be equivalent to the current library
(including community events space) but the book stock
reduced.

The capital receipt from the existing library site is
estimated at around £2.1 million, to be set against the
cost of the favoured design option for relocating the
library to the Public Hall of around £2.5 million, after
some cost savings have been made. The proposal
therefore represents a net cost to the Council of around
£400,000, without accounting for the cost of furniture,
new bookstock and IT. There is also a current
maintenance requirement of around £1.1 million,
including fees and contingency of 10%.

This is owing to the cost of any major strengthening
works to the floors of the Public Hall, as loading levels
fall below those recommended for a library, therefore
shelving has been kept low and wall mounted where
possible. This inevitably reduces future flexibility for the
library design. The design of the library reflects current
thinking on engaging with a wide range of individuals
and groups, with its more accessible lower shelving,
informal reading, study and display spaces and flexible
events space; this also accounts for some of the
reduction in book stock numbers.

Structural, acoustic, and mechanical and electrical
reports were undertaken to provide guidance on the

Current designs for the library within the Public Hall
show a bookstock of approximately 30,000 which is

17
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CONCLUSION
a reduction of approximately 40% the of the current
Beckenham Library, although as described earlier this
figure could be increased through a number of
compromises. In addition, it should be noted that
book stock in the current library is displayed on
shelving which is inaccessible to some through its
height or location on the mezzanine. Further
discussions will be needed with Greenwich Leisure
Limited (GLL) who currently have a ten-year contract to
manage Bromley’s libraries as to the impact of a
reduction in bookstock.

It is clear that the result of this proposal will be a net
loss of public bookable space within Beckenham,
notwithstanding the fact that the Public Hall is
currently under-utilised, particularly during the
daytime. The flexible events space with kitchen and
storage adjacent will be an excellent resource, but will
be managed and used by the library, inevitably
resulting in a reduction of availability to current users
of the Public Hall, which is currently booked across all
three halls approximately 52 hours per week,
sometimes simultaneously and mainly in the evenings.

A drop-in exhibition of proposed designs was not
possible at this time, so the results do not reflect any
opinions as to the proposals for the Public Hall. The
results of the engagement so far have shown a
majority of those actively engaged were not in favour
of the proposals on a variety of grounds: attachment
to the current location and its proximity to the Spa
leisure centre; concern about the size, quality and
accessibility of library services if relocated to the Public
Hall; opposition to the loss of public bookable space. If

The document also provides an appraisal of the earlier
initial feasibility study on the Beckenham Library site
for residential development, which again attracted
opposition when it was first made public. The housing
sketch designs show a total of over 40 residential units;
we believe the block would be found too high and
imposing during the planning process, but that
modifications could be made to improve the design.
This would have the effect of reducing unit numbers
and parking allocation. The site itself is an excellent

the proposal is to be further investigated, a fuller
engagement programme would be proposed.

one for housing, and would deliver homes in a highly
attractive residential area within close walking distance
of shops and transport.
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It is our conclusion, therefore, that any
recommendation would depend on defining priorities,
as not all the aspirations of the brief can be
simultaneously achieved. An excellent site for
residential development could certainly be achieved,
although further investigation of the value of the site
and the number of units achievable is needed to
ensure the project budget can be balanced. Again, a
high quality attractive library can be achieved,
replicating the area of the existing library including an
events space, but not a replication of the bookstock of
the existing library, for reasons of structure, layout and
consequently of cost. Current adverse public opinion
might be changed when the designs for the new
library are shown, and it is to be hoped that a larger
membership could be attracted in the new more
central location, although the current library has a
significant and loyal membership already.
In summary, for the proposal to be cost effective for
the Council, some compromises will have to be made
in terms of the provision of community space and
bookstock. We believe however the project could
provide a high-quality of library and accessibility to a
larger audience.
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Client Brief for the Design

Chapter 02: Client Brief

Bromley Council commissioned Bisset Adams, Red
Quadrant and the design team to explore the feasibility
of relocating Beckenham Library into a refurbished
Public Hall, releasing the current site for much-needed
housing in the area. The brief was to explore the
proposal from a number of different angles:
• the business case for doing it, what the costs would
be, and whether the capital receipt would make it
viable, whether the new library would provide a better
service to a wider group of people;

The Council wished to reprovide the library with the
same number of books, and the same library area. It is
clear that this cannot be achieved without acquiring
more of the ground floor space, currently let to The
Club, a private club which has occupied this space since
the inception of the building in 1883. The brief therefore
indicated that some of the Club’s current space was to
be considered within the plans, subject to discussions
with the tenants.

Existing Library

• whether the physical and practical constraints of a
historic building could be overcome within the
expected budget;
• the design of the new library within the Public Halls
and whether the available space could provide an
inspirational and exciting new library;

Beckenham Public Hall

• gauging public opinion on the proposal through
a programme of engagement activities.
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Beckenham Public Hall

Chapter 02: Client Brief

Beckenham Public Hall is a Grade II listed Victorian
building built in 1883 to the design of architect George
Viges. It was designed in playful Arts and Crafts style,
with a symmetrical facade of five bays and a central
entrance.
The Public Hall is in Beckenham town centre, south of
Beckenham Green and St George’s Church, and just
north of Beckenham’s high street, the A222.
Under its current lease with MyTime Active, the Hall is
used as an events venue and hire space. It caters for
wedding ceremonies and receptions, and has a regular
timetable of activities and events throughout the week
including children’s activity, health and wellbeing, games
and recreation, and church groups.
However, the Hall is not utilised to its capacity and while
it is accessible to the general public, it is only open
around the times of scheduled activities and classes.
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Existing Public Hall
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The Vision
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Chapter 03: The Vision
PROPOSED LIBRARY MODEL

MORE THAN
JUST A LIBRARY…
The vision for Beckenham Library is for a modern,
flexible and exciting library space, with facilities to allow
a variety of activities and services on offer, within the
backdrop of a stunningly restored historic building.
The library provides a hub for the community, with
space for study and reading, informal exhibition and
display, children’s library activities, teenage library,
and a wide range of community events and activities.
The new events space is a dynamic and flexible space
with kitchen and storage facilities adjacent, allowing a
range of activities including some of the current classes
and events held in the Public Hall. All the library spaces
are designed to be flexible with movable furniture,
to allow for library and community events, readings
and meetings. These could be anything from classes
to teach coding to young people to author readings
or receptions.
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Shelters

BUS STOP ADJUSTED

Shelters

Chapter 04: Understanding the Context

4

Harris Primary Academy
The Public Hall building is more town-central and there Beckenham Green

is an obvious increase in traffic and footfall, in
comparison with
Hall the current Beckenham library location.
It is a mile from the existing library, approximately 17
minutes walk and an extra 10 minutes on the bus, which
stops adjacent to the library.

Harris
Bec

INDICATIVE POSITION OF NEW CROSSING

Hall

10

to

8

12
10

12

There is local paid parking, and it is envisaged that
library users that feel the need to drive will use St
Otterburn
House
Georges or the M&S car park.
It was noted
that there
are only two Disabled parking
spaces at the St Georges
1
OPTION
2 - NEW
COLLECTION
LOCATIONwhich would
car
park,
a provision
5 need to increase in
any case in line with the Emerging London Plan.

8

to

Otterburn House
1
OPTION 3 - ENTER AND EXIT PUBLIC HALL'S SERVICE ROAD
5

Shelters
Shelters
The Feasibility
Note proposed a new zebra crossing
across the A222 that will enable library users to cross
the road safely to access the library. Options to see how
deliveries could be made more conveniently to the
Harris Primary Academy
library were also explored.
2

4

4

Harris
Bec

Beckenham Green

2.0m

The conclusion was that there is no negative impact on
NEW COLLECTION POINT
users transport
the library
was relocated. The full
WITHifLOADING
BAY
Hall
Feasibility Note can be found in the Appendices
section.

Hall

to

12
10

Otterburn House

10

8

to

12

Otterburn House

8

2
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4

2

An assessment (Feasibility
Note) of the impact on
traffic was undertaken as
an initial assessment of the
suitability of the site and the
potential impacts on local
transport infrastructure
and parking. It considered
how moving the library
would affect the customer
journey and how the
immediate locality could be
improved.

2

SITE ANALYSIS
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SITE ANALYSIS

Travel time from Beckenham Library:
Distance: approximately 1 mile
Car: 5 minutes
Bus: 10 minutes
Walk 17 minutes

Penge
Library

Beckenham
Library
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Beckenham
Public Hall
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Bus stop
Tram stop
Train station
Car parks

Beckenham
Public Hall
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SITE ANALYSIS

1

St George’s
Car Park

M&S Car Park

2

2
2

3

4
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Chapter 05: Beckenham Public Hall
ANALYSIS OF THE BUILDING
The existing interior is formed of many large domestic
cellular spaces, which are decorated in old dark
outdated fixtures and furnishings, which do not
lend themselves for library purposes. In general cellular
spaces reduce flexibility and this has resulted in a lower
capacity for book shelving than might be expected in an
open plan space.
Depending on the proposed design options new
openings are formed, or existing openings are enlarged
carefully to create a sense of flow through the
library spaces.
Where possible existing service spaces such as the lift
and kitchen remain in their original locations to minimise
building costs. These are upgraded to ensure that they
comply with current British Standards. The intent is to
remove the stage from the large upstairs hall to create
additional library space.
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Existing Public Hall

Chapter 05: Beckenham Public Hall
ANALYSIS OF THE BUILDING

Ground Floor:
Existing Plan
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Chapter 05: Beckenham Public Hall
ANALYSIS OF THE BUILDING

First Floor:
Existing Plan
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Chapter 05: Beckenham Public Hall
PROPOSED PLANS: GROUND FLOOR STRATEGY PLAN

Remove
kitchen

Upgrade
Toilets. Accessible?
enlarge area

New Larger
lift

Create Staff
room with kitchenette

Remove wall
Remove
kitchen
Create
work

Remove and open
up area level area
Utilise
stores?

ENTRANCE
Electrical cupboard removed
or reduced in size.

Utilise exterior area
if library extends fully
into club.
New openings
Enlarge openings
if space is required
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Door controls to
opening

Chapter 05: Beckenham Public Hall
PROPOSED PLANS: FIRST FLOOR STRATEGY PLAN
New larger and
compliant
lift

Upgrade
Toilets. Accessible?
enlarge area

Create opening ?
Refurbish Kitchen area

Create Community Room?

Create main library area
or community space

Create opening

Create main library area
or community space

Remove Stage
and level floor
Utilise this area
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Remove bar
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Chapter 06: Proposed Plans
SPACE PLANNING OPTIONS

Initially four high level space planning
options were produced to
test the Public Hall's potential to
accommodate a public library.
The options also explore how the
library function impacts on the existing
private Club areas, which occupies just
over half of the ground floor area.
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The four options are presented in this document as ‘Test
Fits’, to provide a guide for some initial discussions on
how different library layouts affect The Club areas, and
to explore different costings options.
Two preferred options (options 3 and 4) were
subsequently chosen by the Council Project Team,
and taken forward to be developed further and
costed in more detail.

Chapter 06: Proposed Plans
SPACE PLANNING OPTIONS

Option 01
In this option there is minimal Library intervention on
the ground floor and the Club space is fully retained.
A small Children’s Library is created to the left of the
entrance, whilst an information desk, Self-service
machines, and a staff/workroom are also present
on this floor.
On the first floor the proposed library is positioned in
the largest hall. The redundant stage area is retained
but cleared, and used as a study area with computers,
this raised area would need to be partitioned off.
This space is not easily accessible so additional
computers are positioned in the main library area.
Part of the redundant store areas are reclaimed to
create seating areas with tables.
The kitchen area is retained, refurbished, and
the newly created Community Space is
positioned adjacent.
In all options it is assumed that the lift is replaced
with a larger lift to accommodate wheelchair and
mobility scooters.
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SPACE PLANNING OPTIONS

Ground Floor Option 01
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Chapter 06: Proposed Plans
SPACE PLANNING OPTIONS

Ground Floor Option 01
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SPACE PLANNING OPTIONS

First Floor Option 01
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SPACE PLANNING OPTIONS

First Floor Option 01
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SPACE PLANNING OPTIONS

Option 02
For this option the library encompasses both floors of
the building and the Club area is utilised in its entirety.
On the ground floor, the main library spaces are created
within the larger rooms to the front of the building.
A large children’s library is positioned to the rear, which
is advantageous as it provides the opportunity to create
a covered exterior play area. The staff areas are also
positioned on the ground floor.
On the first floor the stage is removed and made level,
and the Community Space is positioned in the adjacent
main hall. The former stage area is also partitioned off,
and is used as a Computers/Study space. To maximise
the Library presence all remaining spaces are used.
There is no kitchen in this option.
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SPACE PLANNING OPTIONS

Ground Floor Option 02
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SPACE PLANNING OPTIONS

Ground Floor Option 02

44

Chapter 06: Proposed Plans
SPACE PLANNING OPTIONS

First Floor Option 02
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SPACE PLANNING OPTIONS

First Floor Option 02
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SPACE PLANNING OPTIONS

Option 03
The proposed library rooms are located to the front of
the building, with the Children's library to the left. The
intervention into the Club space is very minimal, using
only the ‘function room’ to the front of the building.
General staff library functions, such as the information
desk and staff room are located on the ground floor.
On the first floor the main hall is entirely used as a
library area with a mixture of functions. The Community
Space is positioned in the smaller hall, with the retained
kitchen, and a new door opening is formed to create
better circulation through to the library.
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SPACE PLANNING OPTIONS

Ground Floor Option 03
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SPACE PLANNING OPTIONS

Ground Floor Option 03
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SPACE PLANNING OPTIONS

First Floor Option 03
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SPACE PLANNING OPTIONS

First Floor Option 03
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SPACE PLANNING OPTIONS

Option 04
In this option two of the Club’s rooms are refurbished
for library purposes, the ‘function room’ and the lounge.
The Club area is effectively halved. The Children’s
Library and staff areas remain in the same position as
previous options.
On the first floor, the set up in the main hall is similar to
Option 2 by placing the Community Space in the main
hall. The kitchen is repositioned to a more central
location and a Community Meeting room with AV
facilities is realised in its place.
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SPACE PLANNING OPTIONS

Ground Floor Option 04
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SPACE PLANNING OPTIONS

Ground Floor Option 04
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SPACE PLANNING OPTIONS

First Floor Option 04
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SPACE PLANNING OPTIONS

First Floor Option 04
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Chapter 07: The Concept
THE DESIGN - PROCESS
The design process involves balancing a forwardthinking vision for the library, the aspirations and
requirements of the brief, and the various constraints
presented by the Public Hall building, costs and public
opinion.

Planning

The Public Hall is currently under-utilised, particularly
during the day, but has the potential to become a well
used asset for the public. Relocating Beckenham Library
into the building is an opportunity to maximise its use as
an important asset for the local community.

The Principal Conservation Officer was briefed on the
design concept and the wider principles of restoring the
character of the building with minor alterations, creating
a sense of ownership for the local communities, and
ensuring the Public Hall in its new format remains
relevant for future generations. In general, the response
was positive, and alterations to improve accessibility and
usage of the building, as well as to reduce costs, were
received well, with some key requirements maintained to
do with aesthetic and quality of finish and fittings.

There is a current maintenance requirement of around
£1 million, as identified in a recent condition survey (see
Appendices). As the building is listed any repairs,
exterior or interior need to be permitted through
planning applications and listed building consent. No
formal applications have yet been applied for.
The Council would like to reprovide the library in terms
maintaining the same space and bookstock, and to
accommodate this, it would be necessary to use some of
the ground floor space currently occupied by the Club.
This involves some reconfiguration of the building, as
well as a commitment to Club members to improve their
space and perhaps offer free space for functions and
events.
58

Bisset Adams have consulted with the Bromley Council
Planning Department and engaged in a Pre Application
meeting with Principal Conservation Officer, to discuss
their initial design proposals

These records were not able to be retrieved because
Historic England suspended searches and closed down
their offices due to the Covid-19 pandemic. If further
design stages are approved then planning permission
and listed building consent will be required, before any
building works can take place.

Conservation
Part of the feasibility process was to gain understanding
of the significance and the extent of the listings, to help
inform the design process as some alterations have been
made to the ground floor spaces. Unfortunately no
conservation reports or records could be found that
showed when these alterations were done. Historic
England was also contacted and they stated that the
information they held on file was very limited.

Existing Public Hall Lighting Feature

Chapter 07: The Concept
THE DESIGN - PROCESS
To obtain a more informed understanding of the
building’s present condition numerous site visits were
undertaken by the Design Team, comprising Quantity
Surveyor, Structural Engineer, Mechanical, Electrical and
Plumbing consultant, Acoustician and Architects. A
measured survey of the building was also procured to
capture the current interior layout accurately.
A stipulation of the brief was the need for the architects
to create four concept space planning options for the
new library, which all had to include community space.
The proposed plans showed various library layouts
based on different sized footprints. Budget costs for
the four options were also produced. Once reviewed by
the Council project team, these options were reduced
to two options to take forward and develop in more
detail to RIBA Stage 2.
The library staff were consulted with on two occasions
and the initial discussions helped steer some of the
design decision-making. Project meetings took place
every two weeks to discuss project progress. Due to
Covid-19, the physical meetings had to be replaced with
conference calls.
Regular Design Team conference calls also took place to
discuss and share information between the team. Each
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member of the team were tasked with providing initial
reports to assist the design strategy going forward.
The reports can be found in the Appendices section of
this report.
Collectively the team members had a good depth of
expertise and experience working with listed buildings.
To create focus, and the awareness of imminent budget
restraints, certain design principles and aspirations were
agreed:
• Restore and conserve the character of the building
wherever possible.
• Modernise all building services to comply with current
legislation.
• Minimise non essential structural works, openings and
new interventions.
• Create a quality library fit-out by being smart with
technology and innovative with modern materials.
• Reclaim and rejuvenate a historic landmark to create
the new ‘heart' for the locality

• Create a library building that inspires community
participation, and creates meaningful learning
experiences to a wide range of ages.
These principles and aspirations where key in shaping
the overall design for the library.
The Design
The design element of the project is essentially about
refurbishing and repurposing an historic, Grade II listed
building for community library use. Four initial space
planning options were reduced to two options and
subsequently one chosen to develop in full.
The design is based around the concept of restoration
from dark to light and repurpose for the future
The library is accommodated over two floors, ground
and first floor. Two other floors exist, namely the
basement and a small storage space on the second floor.
The basement is in a bad state of repair in certain areas,
and it is only feasible to use it in part to house new
Mechanical services equipment. The second floor
storage rooms are quite difficult to access therefore it is
envisaged that these rooms will not used for library
purposes.

Chapter 07: The Concept
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The ground floor library area is flanked by two self
service machines and occasional seating. The room to
the left of the entrance becomes the children’s library.
The children’s library is smaller than the current one, and
has been designed to be fun and engaging with spaces
to tuck away to read a book, play games and participate
in art based activities. The colour scheme is chosen to
create a calming environment and durable and easy
clean materials are used throughout. The lighting levels
can be set to create different scenes for smaller creative
learning activities or bounce and rhyme; however was
always envisaged that the upstairs events space would
be used for larger groups.

Library entrance
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The ground floor adult library (formerly rooms occupied
by the Club) has a large ‘living room’ feel to it due to the
scale of the rooms. Two new openings are proposed
making the rooms accessible from the main corridor.

There are three staff areas envisaged on the ground
floor: the work room, reception desk booth and the
staffroom which is fitted with a kitchenette for
Library staff.

The two rooms that flow into each other are fitted with
perimeter shelving in order to maximise circulation.
In the other design option only one of these rooms are
used for the adult library.

On the first floor the proposed plan options differ in
layout. Option 3 has the more generous library space as
the main library is accommodated in the main hall.

The circulation space is fitted out and decorated to
create a clear and light space, clutter free so that the
interior character can be appreciated.

Ground floor

Option 4 uses the smaller hall for the main library usage,
and the larger hall as a community space. The final
preferred option is an amalgamation of the two, with the
larger library space of Option 3 on the first floor, and the

Children’s Library
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greater use of the Club space for library on the ground
floor as shown in Option 4.
In Option 3, the main adult library is situated in the
larger hall on the first floor, which would deliver a 'wow'
factor. Its beautiful interior features are restored, and the
overlay of a gentle colour scheme brings a new
modernity and brightness to a former dreary space.
Within the existing larger hall, the stage, a later addition
dating from the 1940’s, is removed and the open façade
of the stage retained. By levelling the stage area,
more useable library space is gained. The façade is

First Floor Library
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remodelled to accommodate new glazing panels,
to ensure daylight flows into the newly formed
library room.
The adult library space is fitted out with various types of
shelving, study desks with usb & mains power,
computers, and lounge furniture, to create a mixed floor
space to offer users different choices in the way they
want to engage.
The height of the shelving is kept to 1500mm for ease of
access, laid out in such a way to spread the load evenly
on the existing floor, which needs to be strengthened to

First Floor Library

accommodate the loading. A new floor finish provides a
layer of acoustic integrity by absorbing impact sound,
and large acoustic panels are fitted to some walls to
soak up airborne sound.
The new LED lighting in the main library can be dimmed
to create different levels of light. It covers the library
space with a uniform flicker-free spread of light, with
some accent lighting to add interest. The existing
chandeliers have been refurbished and repurposed with
new energy efficient LED light bulbs. This lighting
strategy is used throughout all library spaces.

First Floor Library
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The community/activity space is housed in the smaller
hall, which has been refurbished in a similar fashion to
the main library. It is envisaged that this space will be
used for a wide range of activities such as TED talks,
book launch events, community meetings, additional
study space leading into exam time, yoga classes and
space for additional children’s activities. The floor has
specialist acoustic treatment layers to limit the spread of
impact sound vibrating around the building.
Adjacent storage space with adaptable furniture is easily
accessible, and minimises wear and tear on the interior
by reducing the distance furniture has to be moved.
The kitchen remains in its original location and is
refurbished to make it more attractive and more
functional and compliant with building standards.
There may be a possibility that it may serve hot & cold
beverages and small snacks during opening hours,
however the details as to how this will be run are yet to
be developed.
Other areas on this floor include a library space for
teenagers (Option 3). In Option 4 the plan differs in this
location, the teen space is replaced with a community
room with AV and conferencing facilities which is created
62

and could provide an additional source of income for
the library.
Public toilets are provided, and on both floors there are
fully accessible toilets.
The staff toilet is located on the ground floor.
A new larger accessibility compliant lift is proposed
in the existing location (subject to further structural
investigations) to service the additional user traffic.
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With buildings of a historic
nature, our approach is
twofold: restoring the
building to its former glory
by focusing on its original
features and removing later
detrimental additions; and
justifying any interventions
and adaptations needed to
bring the building back into
full use and ensuring a lease
of life into the future.
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This is a careful balancing act, to be undertaken in
conjunction with the conservation officer and Historic
England. A ‘significance audit’ should be undertaken, to
identify which areas of the building are of high historic
significance to be restored, which less so, and which
represent later additions (such as surface mounted
heating and ventilating plant, for instance) which it
would be beneficial to remove.
A common aim is always to ensure a historic building
continues to be well used, and this project aims to
maximise the usage of the Public Hall into the future, by
locating a popular and well-used library within it.
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The concept for
Beckenham Library
is one of restoration:
To transform the space
from dark to light &
repurpose the building
& service for the future
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The purpose of the interior
colour palette is to
introduce a bright ambience
of calm and light, to counter
the existing dark and heavy
atmosphere.
The elements within the
space which users come into
contact with, such as
furniture items, have
natural finishes, stronger
colours and bring energy
into the spaces.
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THE DESIGN - INTERIOR COLOUR PALETTE
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Decrease
in‑room sound

THE DESIGN - LOOK AND FEEL

The proposed flooring for
some areas of the building
has an acoustic function as
well as aesthetic.
Controlling the noise levels
within a building which
hosts a diverse range of
activities can
be challenging.

Dampens
the Noise

The exclusive Ultimate structure reduces in-room walking
by thecan
greatest
of any
Managing the noise noise
at source
helpamount
alleviate
thehard floor solution.

problem and enable the building to operate more
comfortably for users.

19dB

A bright ambience of calm is the aesthetic for the
building envelope. Natural & textured finishes are
preferred over bold and bright floor finishes, which
can often be distracting to users and people with autism
and dementia.
In‑room walking noise (dB)

The flooring, whilst emulating a traditional style, uses
technological, easily maintained, hard wearing materials
100
for long-lasting durability.
95

Reduce sound transmission between floors by 19dB.

Dampen noise levels in rooms
and between floors
100dB

sound transmission

90

92dB
87dB

85
80

78dB

75
70
65

in room noise

60

Starfloor
Average
Click Ultimate Laminate
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€
Save money

Average
Wood

Average
Ceramic
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A UNIQUE LAYING TECHNOLOGY
FOR FAST INSTALLATION

THE
NEW THE
VINYL
TILE GENERATION:
CHOOSE
MOST
LOOSE-LAY
SOLUTION
ACONVENIENT
CONCENTRATE
OF TECHNOLOGY

A CONCENTRATE OF TECHNOLOGY

Product construction

1

3

THE EASIEST
LAYING TECHNIQUE

2

4

5

6

Inspired by industrial security flooring, iD Inspiration
Loose-Lay’s exclusive antiskid backing ensures an
enhanced adherence to the subfloor. The patented
herringbone pattern prevents the floor from sliding,
allowing for an easy installation that requires no
adhesive. For long standing worry-free installation, we
recommend tackifier for areas larger than 16m²*.

7

8

EXCELLENT
DIMENSIONAL STABILITY
Our iD Inspiration Loose-Lay flooring is manufactured
using the
1 latest techniques and technology. This helps
achieve maximum dimensional stability, thanks to its
balancing layer that yields a curl-free product, as well
as a flawless appearance.

*Please refer to installation instructions for further details.

36 DESIGNS
2

Welcome to the world of Expona Control - a floorcovering of which you will not have experienced

1

before - one of pure innovation and clear understanding of the commercial industry. Polyflor have

TopClean XP™
UV photo crosslinked
polyurethane which permanently
suppresses any wax and
regenerating operations, allows
for easy maintenance and extra
resistance to scuffs, scratches
and stains.

taken the great opportunity of fusing high-design aesthetics with sustainable performance, by
marrying two key areas; luxury vinyl tiles (LVT) & safety flooring, into one exceptional product.

With a combined history of over 50 years of expertise and creativity in the manufacturing of these
product types, we continuously learn from our own experiences and that of our customers, to be
able to introduce a brand new flooring concept.

3
Printed film
in 36 different wood, stone and
artistic designs.

EXTREMELY
FAST INSTALLATION

6
Bottom layer
for a solid basis to the product.

times quicker
3 than
a glue-down LVT
times quicker
1.5 than a traditional LVT Click
**

7
4
Core layer
for proper resistance to indentation.

Balancing layer
for a curl-free product.

**

8
2
Wear layer
0.55 mm for commercial traffic
resistance.

5
Glass fiber reinforcement
for perfect dimensional stability.

Tarkett exclusive herringbone
anti-skid backing
for exceptional adherence to the
subfloor and skid resistance in all
directions.

1

AT ITS BEST

This shared commitment allows us to offer beautiful and authentic replications of natural
materials with the added benefit of underfoot safety and security, resulting in a more

2

assured confidence.

Our exclusive anti-skid
backing showcases a patented
herringbone pattern which
prevents the floor from sliding
in all directions.

Expona Control features unobtrusive aluminium oxide particles throughout the wear layer
to create a uniquely honest decoration that ensures sustainable wet slip resistance in heavy
commercial areas, in full compliance with HSE Guidelines.

Within this brochure we will explain how Expona Control works, touch on the secrets of
manufacture and most importantly confirm how and where it can be used to stunning
creative effect.

7504 Warm Grey Concrete

**Estimation based on Tarkett’s internal tests.

The Ultimate PUR surface treatment
is a photo-reticulated coating that
is exceptionally resistant to abrasion
PRACTICALITY
and scratches.

Design is critical to all commercial interiors and with that comes a responsibility to its users.

002

Ideal for fast renovation, this collection requires limited
subfloor preparation. Thanks to the product’s thickness
and the anti-skid backing, bridging slight subfloor
unevenness is possible. iD Inspiration Loose-Lay can
be installed overnight, reducing business downtime.

3

3

iD Inspiration Loose-Lay designs display three major
themes including premium wood, minerals and
exclusive5 creative designs that use a high definition
printing technology.
4

MIX AND MATCH
APPROACH
All 36 designs can be mixed together to carry out
elegant, creative projects and bring unexpected style
to your floor. You can surely find the combination
that best suits your expectations. Please refer to your
professional installer when making your plans. You can
5
consult our layouts book on pages 52 & 53.

Rigid Composite Core (RCC) techInstallation is fast and easy thanks
nology provides extreme dimensional
to new I4F Click technology. Simply
resistance and stability, ensuring
drop, lock and click into place.
ENVIRONMENTAL
reliably durable performance.

PERFORMANCE

4

Easy to install and just as easy to remove, without

iD Inspiration Loose-Lay is 100 % recyclable. It is close

A high
definition
decorative
layer effortless
The acoustic
backingtowith
Soundblock
damaging
the substrate,
it provides
access to
100%
Phthalate-free and displays low levels of VOC
includes
life-like embossing-in-register
technology
absorbsemissions,
19dB.
the technical
subfloor and demands little
maintenance
under 100μg/m3 after 28 days, for better
on most
references.
indoor air quality.
over time. Highly resistant and durable, iD Inspiration
Loose-Lay is treated with the Tarkett TopClean XP™
coating, extending its life-cycle and making it easier to
clean.
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iD INSPIRATION LOOSE-LAY 47

4

69

STARFLOOR CLICK ULTIMATE

Chapter 07: The Concept
THE DESIGN - LIGHTING

The existing lighting is not
suitable for a library and
needs to be replaced. The
existing feature luminaires
will be refurbished and
reused.
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The new LED light fixtures are functional and minimal so
as not to draw attention to themselves. All lighting in
the main areas of the library are controllable so that
different light levels can achieved for the various
functions that might take place.

Chapter 07: The Concept
THE DESIGN - LIGHTING CONCEPTS
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Chapter 07: The Concept
THE DESIGN - LIGHTING FIXTURES CONCEPTS
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Chapter 07: The Concept
THE DESIGN - SHELVING CONCEPTS
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Chapter 07: The Concept
THE DESIGN - FURNITURE CONCEPTS
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Chapter 07: The Concept
THE DESIGN - FURNITURE CONCEPTS
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Chapter 07: The Concept
THE DESIGN - COMMUNITY SPACE CONCEPTS
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Chapter 07: The Concept
THE DESIGN - CHILDREN’S LIBRARY CONCEPTS
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Chapter 07: The Concept
COMMUNICATIONS AND SIGNAGE

Social Media and digital
comms are used to engage
with library users, and
reach groups who are not
currently using the library.
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Creating a modern, cool, consistent, visual brand
identity can reinforce the message of modernity and
help attract a wider audience.

Chapter 07: The Concept
COMMUNICATIONS AND SIGNAGE
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Chapter 07: The Concept
COMMUNICATIONS AND SIGNAGE
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Chapter 07: The Concept
COMMUNICATIONS AND SIGNAGE
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Chapter 07: The Concept
COMMUNICATIONS AND SIGNAGE
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Chapter 07: The Concept
COMMUNICATIONS AND SIGNAGE
Proposed External Elevation

83

08

Developed Plans and Visuals
OPTIO NS 3 A ND 4

Chapter 08: Developed Plans & Visuals
OPTIONS 3 AND 4
The four space planning options were discussed with
the client project team and library staff.
These were also reviewed with the initial budget costs.
Following additional comments from the Library staff,
Options 3 and 4 were then recommended to be taken
forward. After further consultation with library staff, it
was agreed to merge the two options, using the ground
floor of Option 4 and the first floor of Option 3. This
gives a larger library footprint on both floors, using the
smaller hall with adjacent kitchen and storage on the
first floor for flexible events space.
These were developed further and the schematic plans
and designs are outlined on the following pages.
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OPTION 3 - GROUND FLOOR DIAGRAM
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Chapter 08: Developed Plans & Visuals
OPTION 3 - FIRST FLOOR DIAGRAM
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LIBRARY
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LIBRARY

Chapter 08: Developed Plans & Visuals
OPTION 3 - FIRST FLOOR DIAGRAM
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LIBRARY
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LIBRARY

Chapter 08: Developed Plans & Visuals
GROUND FLOOR STAFF OFFICE DIAGRAM

Chapter 08: Developed Plans & Visuals
DEVELOPED PLANS: GROUND FLOOR - PROPOSED FLOOR PLAN (OPTION 3)
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Chapter 08: Developed Plans & Visuals
DEVELOPED PLANS: GROUND FLOOR - PROPOSED FINISHES (OPTION 3)
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Chapter 08: Developed Plans & Visuals
DEVELOPED PLANS: GROUND FLOOR - PROPOSED LIGHTING ZONE (OPTION 3)
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Chapter 08: Developed Plans & Visuals
DEVELOPED PLANS: FIRST FLOOR - PROPOSED FLOOR PLAN (OPTION 3)
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Chapter 08: Developed Plans & Visuals
DEVELOPED PLANS: FIRST FLOOR - PROPOSED FINISHES (OPTION 3)
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Chapter 08: Developed Plans & Visuals
DEVELOPED PLANS: FIRST FLOOR - PROPOSED LIGHTING ZONE (OPTION 3)
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OPTION 4 - GROUND FLOOR DIAGRAM
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OPTION 4 - FIRST FLOOR DIAGRAM
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OPTION 4 - FIRST FLOOR DIAGRAM
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GROUND FLOOR STAFF OFFICE DIAGRAM

Chapter 08: Developed Plans & Visuals
DEVELOPED PLANS: GROUND FLOOR - PROPOSED FLOOR PLAN (OPTION 4)
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Chapter 08: Developed Plans & Visuals
DEVELOPED PLANS: GROUND FLOOR - PROPOSED FINISHES (OPTION 4)
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DEVELOPED PLANS: GROUND FLOOR - PROPOSED LIGHTING ZONE (OPTION 4)
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Chapter 08: Developed Plans & Visuals
DEVELOPED PLANS: FIRST FLOOR - PROPOSED FLOOR PLAN (OPTION 4)
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Chapter 08: Developed Plans & Visuals
DEVELOPED PLANS: FIRST FLOOR - PROPOSED FINISHES (OPTION 4)
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Chapter 08: Developed Plans & Visuals
DEVELOPED PLANS: FIRST FLOOR - PROPOSED LIGHTING ZONE (OPTION 4)
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Chapter 08: Developed Plans & Visuals
CONCLUSION
Option 3
The ground floor for Option 3 has a small footprint,
because the adult library offer is reduced to one room
which was a former Club space, therefore the layout is
not as strong as ground floor Option 4, which spreads
over two rooms.
The first floor library in this option is located in the main
hall, which has an expansive footprint, especially with
the removal of the back stage. This provides a generous
space for the library service and opportunities for a mix
of shelving, workspaces and breakout areas. The
community space is located in the smaller hall next to
the kitchen and these adjacencies work well.
Option 4
The ground floor in Option 4 accommodates a larger
area as two former club spaces are used, which provides
a stronger library presence. It allows a flow between a
series of rooms fitted with library furniture, and
creates the ambience of large library room.
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On the first floor the Library is located in the smaller
hall, which is a small but functional space. The
community space is located in the larger hall, giving it
predominance over the library. The adjacencies
between the library and the kitchen have some
advantages, but Option 3 first floor layout creates a
better functional relationship.
Design Options Conclusion
Having developed Options 3 and 4 in more detail, the
decision was made to merge the two. The final design
uses the ground floor of Option 4 (which utilises more of
the Club space), and the first floor of Option 3. This
utilises the large hall for library space, with the stage
area for quiet study and an adjacent room as a teenage
library. The smaller hall is used as flexible community
space with adjacent kitchen and storage.

Chapter 08: Developed Plans & Visuals
KITCHEN

CONCLUSION

WC

COMMUNITY
SPACE

LIFT

Final option combining
ground floor from
Option 4 and 1st floor
from Option 3.

LIBRARY
TEENAGE
LIBRARY

FIRST FLOOR
STAFF
ROOM

WC
LIFT
CLUB
CHILDREN’S
LIBRARY

WORK
ROOM

GROUND FLOOR
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LIBRARY

Chapter 08: Developed Plans & Visuals
GROUND FLOOR - 3D VISUAL LOCATION
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Chapter 08: Developed Plans & Visuals
VIEW A - GROUND FLOOR RECEPTION
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Chapter 08: Developed Plans & Visuals
VIEW B - GROUND FLOOR CHILDREN’S LIBRARY VISUAL 1
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Chapter 08: Developed Plans & Visuals
VIEW C - GROUND FLOOR CHILDREN’S LIBRARY VISUAL 2

111

Chapter 08: Developed Plans & Visuals
VIEW D - GROUND FLOOR LIBRARY VISUAL 1
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Chapter 08: Developed Plans & Visuals
VIEW E - GROUND FLOOR LIBRARY VISUAL 2
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Chapter 08: Developed Plans & Visuals
FIRST FLOOR - 3D VISUAL LOCATION
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Chapter 08: Developed Plans & Visuals
VIEW F - FIRST FLOOR LIBRARY VISUAL 1
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Chapter 08: Developed Plans & Visuals
VIEW G - FIRST FLOOR LIBRARY VISUAL 2
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Budget Costs

Chapter 09: Budget Costs

The design options were costed by Gardiner and
Theobald cost consultants, taking into account
information received from structural, acoustic and
mechanical and electrical engineers. Initially all four
design options were costed, and subsequently the two
chosen options (Option 3 and 4) were costed again, also
reflecting savings made in a value engineering exercise.
The recommended plan is a hybrid of Option 3 and 4,
utilising the ground floor of Option 4 and the first floor
of Option 3, to maximise the library space.
The budget cost for this proposal is approximately £2.5
million. This includes 10% contingency, and excludes
budget for furniture and loose equipment, IT and AV,
and any element of inflation. It incorporates some
elements of value engineering which are approved by
the professional consultants or the Conservation Officer.

118

Chapter 09: Budget Costs

LONDON BOROUGH OF BROMLEY
BECKENHAM LIBRARY REDEVELOPMENT - FEASIBILITY STUDY (OPTIONS 3&4)
CONTENTS & QUALITY ASSURANCE

QUALITY ASSURANCE

CONTENTS
SECTION
1.0

Issue Nr
v1
EXECUTIVE SUMMARY
v2
1.1
1.2
1.3
1.4

2.0

INTRODUCTION / CONTEXT
SUMMARY OF PROJECT COST
KEY ASSUMPTIONS & EXCLUSIONS
KEY RISKS

BREAKDOWN TO CONSTRUCTION COST
2.1 BACKLOG/ FUTURE MAINTENANCE
2.2 OPTION 3
2.3 OPTION 4

3.0

BASIS, ASSUMPTIONS AND EXCLUSIONS

4.0

AREA SCHEDULE

v3
v4
v5

Document
Stage 1 Feasbility - draft for
comment
Stage 1 Feasbility - draft for
comment
Stage 1 Feasbility - draft for
comment
Stage 1 Feasbility - final
including scope reductions
Feasbility Study - final

Date
Sent To
01/04/2020 Bisset Adams/
BWB
03/04/2020 Project Team
and LBB
07/04/2020 Project Team
and LBB
17/04/2020 Project Team
and LBB
06/05/2020 Project Team
and LBB

BECKENHAM LIBRARY REDEVELOPMENT PROJECT
FEASIBILITY STUDY (OPTIONS 3&4)
LONDON BOROUGH OF BROMLEY
6TH MAY 2020

119

Checked By
-

Reviewed By
-

RW/ GH

-

-

RW/ GH

RW

RW/ GH

RW

Project Team
and LBB
Project Team

RW/ GH

RW

Project Team

This document has been prepared while working remotely from the office. It has, therefore, not been possible to complete
the normal arithmetic and computational checks that are required by our Quality Assurance process. The document has
been checked electronically by the author and a colleague but we are still required to manually check completed
documents. Once we return to the office, we will complete a full arithmetic and computational check and advise of any
adjustments that may be required. As a result, this document remains “draft”.

APPEDNCIES
A

Prepared By
RW/ GH

DETAILED COST BREAKDOWN TO MEP INSTALLATIONS

Authorised by (Partner)

Job no.
Project
File ref.

38405
Beckenham Library Redevelopment Project
Estimates / Stage 1 Feasbility - draft for comment v2

Chapter 09: Budget Costs

LONDON BOROUGH OF BROMLEY
BECKENHAM LIBRARY REDEVELOPMENT - FEASIBILITY STUDY (OPTIONS 3&4)

LONDON BOROUGH OF BROMLEY
BECKENHAM LIBRARY REDEVELOPMENT - FEASIBILITY STUDY (PREFERRED OPTIONS)
1.0 - EXECUTIVE SUMMARY
1.1 - INTRODUCTION/ CONTEXT
This study has been commissioned by the London Borough of Bromley (LBB) and coordinated by Bisset Adams, to explore
options related to their existing Public Hall building located in Beckenham. The Feasibility Study will form part of a wider
report being prepared by Bisset Adams exploring options to facilitate the relocation of the existing Beckenham Public Library
to the current underutilised Public Hall. This study has been prepared solely for use by the LBB and shall not be relied upon
by any third party without the express permission of Gardiner & Theobald LLP. G&T accepts no liability arising from reliance
on the study other than to the Employer.
1.2 - SUMMARY OF PROJECT COST
Following review of Version 3 of the Feasibility Estimate with the Project Team and LBB on 07/04/2020, it was agreed that of
the four options considered, options 3, 4 and a hybrid option of both were preferred. It was agreed that the Project Team
would consider further cost reductions related to the preferred options and carry forward within an updated Feasibility
Estimate. Below is a cost summary of the revised Feasibility Estimate for both options and Backlog/ Future Maintenance.
# Description

SECTION 1.0 - EXECUTIVE SUMMARY

Backlog/ Future
Maintenance

Library Refurbishment

£

Option 3
£

Option 4
£

Hybrid
£

1 Construction Works
2 Inflation

904,000
Excluded

1,884,000
Excluded

1,942,000
Excluded

1,986,000
Excluded

3 Estimated Outturn Construction Cost

904,000

1,884,000

1,942,000

1,986,000

90,400
N/A
N/A
N/A
N/A
N/A

244,920
10,000
Excluded
Excluded
20,000
10,000

252,460
10,000
Excluded
Excluded
20,000
10,000

258,180
10,000
Excluded
Excluded
20,000
10,000

994,000

2,169,000

2,234,000

2,284,000

99,400

216,900

223,400

228,400

12 Sub-Total

1,093,000

2,386,000

2,457,000

2,512,000

13 VAT

Excluded

Excluded

Excluded

Excluded

14 Estimated Outturn Project Cost

1,093,000

2,386,000

2,457,000

2,512,000

4
5
6
7
8
9

Professional Fees and Direct Orders
Decant/ Move Management
Specialist AV/IT fit-out
Loose FFE
Asbestos Remediation
Club - encroachment budget

10 Sub-Total
11 Contingency/ Risk Allowance

*Each cost breakdown detailed above is independent of each other. For example, should Bromley Borough Council
wish to pursue the Backlog Maintenance Works in full and the Hybrid Option for the proposed Library Relocation
works, then you would be required to add together the two Estimated Outturn Project totals shown.
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1.3 - KEY ASSUMPTIONS & EXCLUSIONS
.1 All costs for works listed within the 'Physical Condition Survey' document dated 10/02/2020 have been reassessed and
included within the Cost Estimate titled 'Backlog Maintenance'. Where the works overlap with the proposed scope of
the Library Relocation project, the costs of those work items have been included within the cost assessment of the
Library Relocation Options.
.2 No refurbishment works to the Club areas are allowed for within the Cost Estimate, with exception of the works
explicitly stated as required within the 'Physical Condition Survey' document dated 10/02/2020 and carried into the
Backlog/ Future Maintenance budget. There are also budgetary cost allowances shown as Item 9 to allow for some
minor decoration works to be undertaken to the Club.
.3 Extent of primary infrastructure replacement works for MEP has been based on the Physical Condition' Survey dated
February 2020. Briefing requirements require validation by appointed Design Consultants.
.4 Strategy for new MEP installations assumes services will be routed via floor voids or from wall surfaces.
.5 No Planning Application required for Library Refurbishment works based on scope of works being largely contained
within interior of the existing building only. Planning Application may be required for proposed Backlog/ Future
Maintenance and this will need to be determined by LBB.
.6 Scope of works for both options is subject to a Listed Building Consent Application.
.7 New loose FFE, access turnstiles and specialist AV/IT installations are to be funded from a separate budget.
.8 There are no sustainability objectives to fulfil related to this project.
.9 Procurement strategy would be Single Stage D&B procurement route, on basis of RIBA Stage 4 information. Therefore
element of design responsibility managed via robust Employer's Requirements carried into Tender Documentation.
Design responsibility and defined residual risk would then revert to Contractor.
.10 Procurement would be via a Public Framework (i.e. Pagabo, PPF or equivalent).
.11 Construction Programme for both options, including design and procurement activities for has been assumed to be
circa 34-weeks, with anticipated start date being 1Q2021. Inflation calculations are excluded.
.12 Budget for Asbestos Remediation works is based on Santia report (i.e. 7Nr identified asbestos locations upon register).
Although budget is separate to Construction Works, given location of contaminants it is likely that the works will have
to be undertaken as part of the Building Contract during demolition and strip-out works.
.13 10% Risk Allowance as directed by LBB. Detailed risk assessment to be undertaken to validate.
.14 Cost directly resultant from implications related to COVID-19 are not considered as part of this estimate.
1.4 - KEY RISKS
.1 Additional Asbestos located outside of that detailed within Santia 'Asbestos Condition Monitoring Survey Report',
following intrusive survey (a caveat within the current report).
.2 Extent of damage to existing plaster and resulting plastering to walls and ceilings can only be fully validated upon
completion of facilitating works package, structural intervention works and further site investigation.
.3 Confirmation of what elements are deemed to be related to the Listed Building Consent and comparison back to the
assumptions of this estimate.
.4 Onerous obligations related to Building Regulations following engagement with relevant third-parties. Assumed that
given listed status some regulations can be diluted.
.5 Extent of strip and demolition works related to the existing stage area is currently unknown and resulting design
development following further investigation.
.6 No design information provided with relation to Backbone Infrastructure works to date. Briefing requirements and cost
allowances require full validation.
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BECKENHAM LIBRARY REDEVELOPMENT - FEASIBILITY STUDY (OPTIONS 3&4)

BACKLOG/ FUTURE MAINTENANCE
ITEM

ELEMENT/ DESCRIPTION

QUANT

UNIT

RATE

TOTAL
1

SECTION 2.0 - BREAKDOWN TO CONSTRUCTION COST
2.1 - BACKLOG/ FUTURE MAINTENANCE

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15

Replacement of windows to rear of building; adjacent to courtyard, say
Replacement of windows adjacent to basement access steps, say
Decoration to roof timber fascia's, say
Replacement of windows, adjacent Valley of the Roof
Repairs and repointing of brickwork, localised where brickwork has spalled, say
Decoration works to rear staircase
Remedial works to front entrance door, say
Redecoration of external windows, externally throughout
Refurbishment works to ground and first level of Public Hall; interior fabrics
Refurbishment works to second level of Public Hall; interior fabrics
Refurbishment works to the Club; interior fabrics
Refurbishment works to the Club; to roof
Replacement of roof to Main Building, including guttering and downpipes
Replacement of pitched roof to Valley Roof
Waterproofing of basement levels, to facilitate future use of Public Hall

15

Sub-Total

16
17
18

Allowance for Contractor Preliminaries, say
E/O for Temporary Works, access scaffolding to perimeter of building and roof to
facilitate works
Allowance for Contractor OHP, say

19

Total - Carried Forward to Executive Summary

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item

10,000
10,000
5,000
5,000
10,000
10,000
3,000
3,000
5,000
5,000
2,000
2,000
Incl. elsewhere
50,000
50,000
Incl. elsewhere
23,500
23,500
62,000
62,000
55,000
55,000
440,000
440,000
20,000
20,000
20,000
20,000

10,000
5,000
0
3,000
0
0

PRIORITY
2

NARRATIVE
3
0
0
10,000
0
5,000
2,000

0
32,000
55,000
410,000
0
20,000

0
0
0
0
0
0
Incl. elsewhere
50,000
Incl. elsewhere
0
4,500
0
0
0
0

705,500

535,000

54,500

116,000

0

0
23,500
25,500
0
30,000
20,000
0

15
1

%
Item

705,500
50,000

105,825
50,000

80,250
50,000

8,175
0

17,400
0

5

%

861,325

43,066

33,263

3,134

6,670

say,

904,000

699,000

66,000

140,000

Budgetary only, scope of works to be defined. Temporary works included at Item 16.
Provisional quantity of 50m2 assumed.
Scope considered as part of wider Library Relocation works Sections 2.2-2.5.
Budgetary only, scope of works to be defined. Temporary works included at Item 16.
Scope considered as part of wider Library Relocation works Sections 2.2-2.5.

Budgetary only, scope of works to be defined. Temporary works included at Item 16.
Budgetary only, scope of works to be defined. Temporary works included at Item 16.
Budgetary only, scope of works to be defined. Temporary works included at Item 16.
Budgetary only, scope of works to be defined.

Temporary works only related to Category #1 work items.

Based on the 'Physical Condition Survey' document dated 10/02/2020 the categorisations are defined as follows:
Priority 1 – Urgent Work
Priority 2 – Essential Work
Priority 3 – Desirable Work
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OPTION 3 | BREAKDOWN TO CONSTRUCTION COST
ITEM

ELEMENT/ DESCRIPTION

0 FACILITATIING WORKS
0.1
Allowance for taking down, removal and storage of existing fittings and furnishings; signage,
pin boards, picture frames ad the like throughout areas receiving refurbishment, say

SECTION 2.0 - BREAKDOWN TO CONSTRUCTION COST
2.2 - OPTION 3

0.2 Allowance for strip-out and removal of floor finishes, throughout proposed Library say
0.3 E/O for removal of ceramic floor tiling within toilet areas
0.4 Allowance for careful taking up and setting aside and reinstatement of existing floorboards,
to facilitate MEP installations, say
0.5 Allowance for cleaning out debris within floor voids
0.6 Allowance for carefully taking off skirting's, documenting condition and storing for reuse,
throughout proposed Library, say
0.7 Allowance for steaming and removal of existing wallpaper to circulation/ lobby areas, both
above and below dado skirting, say
0.7 Allowance for taking down, removing off-site, stripping back paintwork (poulice or
equivalent), and removing ironmongery, to all internal doors, say
0.7.1 Single Leaf
0.7.2 Double Leaf
0.8 Allowance for strip-out and removal of existing MEP, dormant
0.9 Allowance for carefully taking down existing feature lighting/ chandeliers, removing to
storage, cleaning and reinstating, including access hoist or equivalent, say
0.10 Allowance for formation of new opening through existing internal walls, assume non-load
bearing walls, say
0.11 Allowance for temporary protection existing walls or ceilings throughout, say
0.12 Allowance for isolation and removal of existing electrical cupboard, say
0.13 Allowance for strip and removal of stage area, including raised floor, fittings and equipment,
say

QUANT

UNIT

RATE

TOTAL

770

m2

2

1,540

770
31
770

m2
m2
m2

5
25
30

3,850
775
23,100

770
563

m2
m

3
10

2,310
5,630

1

Item

6,000

6,000

ELEMENT/ DESCRIPTION

2.4 STAIRS
2.4.1 Allowance for cleaning, sanding down and repainting of existing timber balustrading,
varnishing of existing handrail and painting of stringers and fascia surround, say
2.4.2 E/O for taking down existing metal balustrade extension, storing and reinstating after
decoration works, say
2.4.2 Allowance for new carpet to stairs, say
2.4.3 Allowance for new treads and nosing's, to stairs, say

QUANT

UNIT

RATE

TOTAL

1

Item

25,000

25,000

1

Item

5,000

5,000

1
1

Item
Item

5,000
5,000

5,000
5,000

say,

40,000

Sub-Total
2.5 EXTERNAL WALLS
2.5.1 No works required.

Item

2.5.2 Sub-Total
13
8
770
1

Nr
Nr
m2
Item

300
3,900
500
4,000
Incl. Item 5
10,000
10,000

1

Item

1,000

1
1
1

Item
Item
Item

10,000
10,000
Incl. Item 8
20,000
20,000

Sub-Total

say,

1 SUBSTRUCTURE
1.1 Allowance for damp proofing works within basement areas, directly adjacent to proposed
plant area

Item

Sub-Total
2.1 FRAME
2.1.1 Allowance for structural intervention works to the existing lift shaft, to facilitate the
installation of a new larger lift. Provisional figure included due to no brief.

ITEM

1

Item

Sub-Total

1,000

92,105

Incl. in Backlog
Maintenance
say,

0

100,000

100,000

say,

100,000

2.6 EXTERNAL WINDOWS & DOORS
2.6.1 Allowance for remedial decoration works to external windows, interior only, say
2.6.2 Allowance for protecting existing external doors for duration of project, and remedial
decoration upon completion, say
2.6.2.1 Main Entrance Doors; double leaf
2.6.2.2 Sundry Doors; double leaf
2.6.3 Allowance for secondary glazing units, say

500

12,500

1
1
25

Nr
Nr
Nr

2,000
1,000
2,000

2,000
1,000
50,000

say,

65,500

10

m

350

3,500

3

m

250

750

say,

4,250

1,800
2,000
10,000

23,400
16,000
10,000

say,

49,400

13
8
1

Nr
Nr
Item

Sub-Total
2.2 UPPER FLOORS
2.2.1 Allowance for structural floor strengthening, to facilitate change of use of facility, assumed
only required to proposed Library spaces. Provisional figure included due to no brief.

348

m2

Sub-Total
2.3 ROOF
2.3.1 No works required.
Sub-Total

100

say,

Item

34,800

34,800

0
say,

3.1 WALL FINISHES
3.1.1 Allowance for decoration to existing and new walls, throughout, including fire treatments to
openings where necessary, say
3.1.2 E/O for lime plaster repairs to existing walls, where blown/ damaged, 20% of total wall area
allowed for until further site investigations are undertaken, say
3.1.3 E/O for ceramic tiling to toilets areas, full height, say
3.1.4 E/O allowance for cleaning and decoration works to existing dado rails, wall panelling and
architraves to perimeter of doors, say

2,502

m2

10

25,021

500

m2

100

50,042

180
1,251

m2
m2

70
10

12,600
12,510

say,

100,173

0
Sub-Total

122

0

Nr

Sub-Total
2.8 INTERNAL DOORS
2.8.1 Allowance for spot repairs to newly stripped internal doors, prime and install new
ironmongery, say
2.8.1.1 Single Leaf
2.8.1.2 Double Leaf
2.8.2 Allowance for replacement of glazed entrance door set with new; double leaf, say

say,

25

2.6.2 Sub-Total
2.7 INTERNAL WALLS & PARTITIONS
2.7.1 Allowance for new lath and plaster partition, between Community space and Library,
assume height over and above 5500mm , say
2.7.2 Allowance for new lath and plaster partition, between Community space and Kitchen,
assume height over and above 3000mm , say

0
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OPTION 3 | BREAKDOWN TO CONSTRUCTION COST (CONT'D)
ITEM

ELEMENT/ DESCRIPTION

3.2 FLOOR FINISHES
3.2.1 Allowance for heavy-duty levelling screed to basement areas, to facilitate plant installations,
say
3.2.2 Allowance for acoustic underlay or equivalent, to Community Areas on Level 1 only, say
3.2.3 Allowance for new heavy duty carpet, including sub-base, say
3.2.4 Allowance for new timber flooring, say
3.2.5 Allowance for new heavy duty vinyl flooring, say
3.2.6 Allowance for new moisture resistant vinyl flooring, say
3.2.7 Allowance for painted flooring, say
3.2.8 No finish to lift and internal structure
3.2.9 Allowance for deep cleaning of existing carpet within club areas, say
3.2.10 Allowance for new skirtings and localised restoration of existing, throughout, say

QUANT

UNIT

RATE

TOTAL

125

m2

80

10,000

69
252
100
247
61
25
85

m2
m2
m2
m2
m2
m2
m2
m2
m

35
55
80
60
70
30
0
10
25

2,415
13,860
8,000
14,820
4,270
750
0
Excluded
14,075

say,

68,000

15
50

11,550
Excluded

563

Sub-Total
3.3 CEILING FINISHES
3.3.1 Allowance for decoration works to existing ceiling surfaces, throughout, say
3.3.2 E/O for decoration works to feature decorative plaster within library, community and stair
lobby areas, say
3.3.3 E/O for reinstatement of missing or damaged cornicing, minimal, say
3.3.4 E/O for plasterboard ceilings to library reception, offices, say
3.3.5 E/O for moisture resistant plasterboard, within toilet and kitchen areas, say
3.3.6 E/O for metal grid ceiling tiles to lobby areas, to replace existing, say
3.3.7 E/O allowance for finish areas around bulkheads and staircase, say
3.3.8 Allowance for acoustic treatment, to ceilings, say

770
498

m2
m2

1
80
86

Item
m2
m2
m2
Item
Item

1
1

Sub-Total
4
4.1
4.2
4.3
4.4
4.5
4.6

FIXTURES, FITTINGS & EQUIPMENT
Allowance for fitting-out of new library reception and shutter, say
Allowance for new kitchen built-in furniture, including equipment, say
Allowance for new toilet cubicles, including IPS and doors, say
Allowance for blinds, to windows - various sizes, say
Allowance for refitting of existing signage, say
Allowance for new wayfinding signage, say
Sub-Total

123

20,000
20,000
70
5,600
80
6,880
Incl. Item 3.3.4
10,000
10,000
10,000
10,000
say,

1
1
1
25
770
770

Item
Item
Item
Nr
m2
m2

64,000

10,000
40,000
15,000
750
2
5

10,000
40,000
15,000
18,750
1,540
3,850

say,

89,140

ITEM
5
5.0
5.1
5.2
5.3
5.4
5.5
5.6
5.7
5.8
5.9
5.10
5.11
5.12
5.13
5.14
5.15
5.16

ELEMENT/ DESCRIPTION
SERVICES (CARRIED FORWARD FROM APPENDIX A)
Strip out and facilitating works
Sanitary Appliances
Services Equipment
Disposal Installations
Water Installations
Heat Source
Space Heating and Air Conditioning
Ventilation Systems
Electrical Installation
Gas Installation
Lifts and Conveyors
Fire and Lightning Protection
Communication, Security and Control Systems
Specialist Installations
Builders work in connection
Testing and commissioning of Services
MEP Subcontractor Preliminaries

QUANT

UNIT

RATE

TOTAL

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item

30,250
11,200
0
7,750
10,400
60,000
75,450
114,245
189,960
3,500
50,000
0
111,120
0
17,509
14,591
70,035

30,250
11,200
0
7,750
10,400
60,000
75,450
114,245
189,960
3,500
50,000
0
111,120
0
17,509
14,591
70,035

say,

766,009

Sub-Total
8
8.1

EXTERNAL WORKS
No works required.

Item

Sub-Total
9
9.1
9.2
9.3

10

MAIN CONTRACTOR'S ON-COSTS
Allowance for Contractor Preliminaries, rate applied per week, say
E/O for Temporary Works, to facilitate works at high-level within stair core and doubleheight areas, say
Allowance for Contractor OHP, say

0
say,

0

34
1

wks
Item

8,500
50,000

289,000
50,000

4

%

1,812,377

72,495

Sub-Total

say,

411,000

Total - Carried Forward to Executive Summary

say,

1,884,000

SECTION 2.0 - BREAKDOWN TO CONSTRUCTION COST
2.3 - OPTION 4
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OPTION 4 | BREAKDOWN TO CONSTRUCTION COST
ITEM

ELEMENT/ DESCRIPTION

0 FACILITATIING WORKS
0.1
Allowance for taking down, removal and storage of existing fittings and furnishings; signage,
pin boards, picture frames ad the like throughout areas receiving refurbishment, say
0.2 Allowance for strip-out and removal of floor finishes, throughout proposed Library say
0.3 E/O for removal of ceramic floor tiling within toilet areas
0.4 Allowance for careful taking up and setting aside and reinstatement of existing floorboards,
to facilitate MEP installations, say
0.5 Allowance for cleaning out debris within floor voids
0.6 Allowance for carefully taking off skirting's, documenting condition and storing for reuse,
throughout proposed Library, say
0.7 Allowance for steaming and removal of existing wallpaper to circulation/ lobby areas, both
above and below dado skirting, say
0.7 Allowance for taking down, removing off-site, stripping back paintwork (poulice or
equivalent), and removing ironmongery, to all internal doors, say
0.7.1 Single Leaf
0.7.2 Double Leaf
0.8 Allowance for strip-out and removal of existing MEP, dormant
0.9 Allowance for carefully taking down existing feature lighting/ chandeliers, removing to
storage, cleaning and reinstating, including access hoist or equivalent, say
0.10 Allowance for formation of new opening through existing internal walls, assume non-load
bearing walls, say
0.11 Allowance for temporary protection existing walls or ceilings throughout, say
0.12 Allowance for isolation and removal of existing electrical cupboard, say
0.13 Allowance for strip and removal of stage area, including raised floor, fittings and equipment,
say

OPTION 4 | BREAKDOWN TO CONSTRUCTION COST (CONT'D)
QUANT

UNIT

RATE

TOTAL

808

m2

2

1,616

808
31
808

m2
m2
m2

5
25
30

4,040
775
24,240

808
582

m2
m

3
10

2,424
5,820

1

Item

6,000

6,000

15
8
808
1

Nr
Nr
m2
Item

300
4,500
500
4,000
Incl. Item 5
10,000
10,000

1

Item

1,000

1
1
1

Item
Item
Item

10,000
10,000
Incl. Item 8
20,000
20,000

say,

1

Item

Sub-Total
2.1 FRAME
2.1.1
Allowance for structural intervention works to the existing lift shaft, to facilitate the
installation of a new larger lift. Provisional figure included due to no brief.

1

Item

291

m2

Sub-Total
2.3 ROOF
2.3.1 No works required.
Sub-Total

124

1,000

94,415

Incl. in Backlog
Maintenance
say,

Sub-Total
2.2 UPPER FLOORS
2.2.1 Allowance for structural floor strengthening, to facilitate change of use of facility, assumed
only required to proposed Library spaces. Provisional figure included due to no brief.

ELEMENT/ DESCRIPTION

2.4 STAIRS
2.4.1 Allowance for cleaning, sanding down and repainting of existing timber balustrading,
varnishing of existing handrail and painting of stringers and fascia surround, say
2.4.2 E/O for taking down existing metal balustrade extension, storing and reinstating after
decoration works, say
2.4.2 Allowance for new carpet to stairs, say
2.4.3 Allowance for new treads and nosing's, to stairs, say

QUANT

UNIT

RATE

TOTAL

1

Item

25,000

25,000

1

Item

5,000

5,000

1
1

Item
Item

5,000
5,000

5,000
5,000

say,

40,000

Sub-Total
2.5 EXTERNAL WALLS
2.5.1 No works required.

Item

2.5.2 Sub-Total

Sub-Total
1 SUBSTRUCTURE
1.1 Allowance for damp proofing works within basement areas, directly adjacent to proposed
plant area

ITEM

100,000

0

100,000

say,

100,000

100

29,100

say,

29,100

Item

0
say,

0

2.6 EXTERNAL WINDOWS & DOORS
2.6.1 Allowance for remedial decoration works to external windows, interior only, say
2.6.2 Allowance for protecting existing external doors for duration of project, and remedial
decoration upon completion, say
2.6.2.1 Double leaf
2.6.3 Allowance for secondary glazing units, say

say,

0

26

Nr

500

13,000

2
26

Nr
Nr

5,000
2,000

10,000
52,000

say,

75,000

2.6.2 Sub-Total
2.7 INTERNAL WALLS & PARTITIONS
2.7.1 Allowance for new lath and plaster partition, between Community space and Library,
assume height over and above 5500mm , say
2.7.2 Allowance for new lath and plaster partition, between Library and Kitchen, assume height
over and above 3000mm , say

0

10

m

350

3,500

3

m

250

750

say,

4,250

2.8 INTERNAL DOORS
2.8.1 Allowance for spot repairs to newly stripped internal doors, prime and install new
ironmongery, say
2.8.1.1 Single Leaf
2.8.1.2 Double Leaf

15
8

Nr
Nr

1,800
2,000

27,000
16,000

2.8.2 Allowance for replacement of glazed entrance door set with new; double leaf, say

1

Item

10,000

10,000

say,

53,000

Sub-Total

Sub-Total

ELEMENT/ DESCRIPTION

3.2 FLOOR FINISHES
3.2.1 Allowance for heavy-duty levelling screed to basement areas, to facilitate plant installations,
say
3.2.2 Allowance for acoustic underlay or equivalent, to net useable areas of the Library
3.2.3 Allowance for new heavy duty carpet, including sub-base, say
3.2.4 Allowance for new timber flooring, say
3.2.5 Allowance for new heavy duty vinyl flooring, say
3.2.6 Allowance for new moisture resistant vinyl flooring, say
3.2.7 Allowance for painted flooring, say
3.2.8 No finish to lift and internal structure
3.2.9 Allowance for deep cleaning of existing carpet within club areas, say
3.2.10 Allowance for new skirtings and localised restoration of existing, throughout, say

QUANT

UNIT

RATE

TOTAL

100

m2

80

8,000

167
223
100
317
61
25
83

m2
m2
m2
m2
m2
m2
m2
m2
m

35
55
80
60
70
30
0
10
25

5,845
12,238
8,000
18,990
4,270
750
0
Excluded
14,550

say,

73,000

15
50

12,120
Excluded

582

Sub-Total
3.3 CEILING FINISHES
3.3.1 Allowance for decoration works to existing ceiling surfaces, throughout, say
3.3.2 E/O for decoration works to feature decorative plaster within library, community and stair
lobby areas, say
3.3.3 E/O for reinstatement of missing or damaged cornicing, minimal, say
3.3.4 E/O for plasterboard ceilings to library reception, offices, say
3.3.5 E/O for moisture resistant plasterboard, within toilet and kitchen areas, say
3.3.6 E/O for metal grid ceiling tiles to lobby areas, to replace existing, say
3.3.7 E/O allowance for finish areas around bulkheads and staircase, say
3.3.8 Allowance for acoustic treatment, to ceilings, say

808
588

m2
m2

1
80
140

Item
m2
m2
m2
Item
Item

1
1

Sub-Total

Sub-Total

3.1 WALL FINISHES
3.1.1 Allowance for decoration to existing and new walls, throughout, including fire treatments to
openings where necessary, say
3.1.2 E/O for lime plaster repairs to existing walls, where blown/ damaged, 20% of total wall area
allowed for until further site investigations are undertaken, say
3.1.3 E/O for ceramic tiling to toilets areas, full height, say
3.1.4 E/O allowance for cleaning and decoration works to existing dado rails, wall panelling and
architraves to perimeter of doors, say

ITEM

2,543

m2

10

25,431

509

m2

100

50,861

180
1,272

m2
m2

70
10

12,600
12,715

say,

101,607

4
4.1
4.2
4.3
4.4
4.5
4.6

FIXTURES, FITTINGS & EQUIPMENT
Allowance for fitting-out of new library reception and shutter, say
Allowance for new kitchen built-in furniture, including equipment, say
Allowance for new toilet cubicles, including IPS and doors, say
Allowance for blinds, to windows - various sizes, say
Allowance for refitting of existing signage, say
Allowance for new wayfinding signage, say
Sub-Total

20,000
20,000
70
5,600
80
11,200
Incl. Item 3.3.4
10,000
10,000
20,000
20,000
say,

1
1
1
26
808
808

Item
Item
Item
Nr
m2
m2

79,000

10,000
40,000
15,000
750
2
5

10,000
40,000
15,000
19,500
1,616
4,040

say,

90,156

ITEM
5
5.0
5.1
5.2
5.3
5.4
5.5
5.6
5.7
5.8
5.9
5.10
5.11
5.12
5.13
5.14
5.15
5.16

ELEMENT/ DESCRIPTION
SERVICES (CARRIED FORWARD FROM APPENDIX A)
Strip out and facilitating works
Sanitary Appliances
Services Equipment
Disposal Installations
Water Installations
Heat Source
Space Heating and Air Conditioning
Ventilation Systems
Electrical Installation
Gas Installation
Lifts and Conveyors
Fire and Lightning Protection
Communication, Security and Control Systems
Specialist Installations
Builders work in connection
Testing and commissioning of Services
MEP Subcontractor Preliminaries

QUANT

UNIT

RATE

TOTAL

1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1

Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item
Item

31,200
11,200
0
7,750
10,400
60,000
78,680
124,080
194,900
3,500
50,000
0
111,120
0
18,049
15,041
72,196

31,200
11,200
0
7,750
10,400
60,000
78,680
124,080
194,900
3,500
50,000
0
111,120
0
18,049
15,041
72,196

say,

788,115

Sub-Total
8
8.1

EXTERNAL WORKS
No works required.

Item

Sub-Total
9
9.1
9.2
9.3

10

MAIN CONTRACTOR'S ON-COSTS
Allowance for Contractor Preliminaries, rate applied per week, say
E/O for Temporary Works, to facilitate works at high-level within stair core and doubleheight areas, say
Allowance for Contractor OHP, say

0
say,

0

34
1

wks
Item

8,500
50,000

289,000
50,000

4

%

1,866,643

74,666

Sub-Total

say,

414,000

Total - Carried Forward to Executive Summary

say,

1,942,000
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3.0 - BASIS, ASSUMPTIONS AND EXCLUSIONS
4.1 Basis
This Cost Estimate has been prepared using the following design information and should be read in conjunction with all sections of this report.

1
2
3
4

Basis
BM001_Presentation_060520_RevC_dated 6th May 2020
Beckenham Library Structural feasibilityreva_dated 5th May 2020
BEL-BWB-00-XX-RP-ME-0001-S2-P1 M&E Feasibility Input_dated 1st May 2020
Hann Tucker Draft Acoustic Feasibility Report dated 20th March 2020

4.2 Assumptions
The following should be read in conjunction with Sections 1&2 and are a list of key assumptions that have been made to inform the basis of our costs:
Assumptions

1

2
3
4
5

SECTION 3.0 - BASIS, ASSUMPTIONS AND EXCLUSIONS

6
7
8
9

10
11
12

13

1

2
3
4

125

Key Assumptions:
All costs for works listed within the 'Physical Condition Survey' document dated 10/02/2020 have been reassessed and included
within the Cost Estimate. Where the works overlap with the proposed scope of the Library Relocation project, the costs of those work
items have been included within the cost assessment of the Library Relocation Options.
No refurbishment works to the Club areas are allowed for within the Cost Estimate, with exception of the works explicitly stated as
required within the 'Physical Condition Survey' document dated 10/02/2020 and carried into the Backlog/ Future Maintenance
Extent of primary infrastructure replacement works for MEP has been based on the Physical Condition' Survey dated February 2020.
Strategy for new MEP installations assumes that all services will be routed via floor voids or from wall surfaces.
No Planning Application required for Library Refurbishment options, based on scope of works being largely contained within interior
of the existing building only.
Scope of works for all four options is subject to a Listed Building Consent Application.
New loose FFE and specialist AV/IT is to be funded from a separate budget.
There are no sustainability objectives to fulfil related to this project.
Procurement strategy would be Single Stage D&B procurement route, on basis of RIBA Stage 4 information. Therefore element of
design responsibility managed via robust Employer's Requirements carried into Tender Documentation. Design responsibility and
defined residual risk would then revert to Contractor.
Procurement would be via a Public Framework (i.e. Pagabo, PPF or equivalent).
Construction Programme for both options, including design and procurement activities for Options 1-4 has been assumed to be circa
40-weeks, with anticipated start date being 1Q2021. Inflation calculations are excluded.
Budget for Asbestos Remediation works is based on Santia report (i.e. 7Nr identified asbestos locations upon register). Although
budget is separate to Construction Works, given location of contaminants it is likely that the works will have to be undertaken as part
of the Building Contract during demolition and strip-out works.
10% Risk Allowance as requested by LBB. Detailed risk assessment to be undertaken to validate.
Design Assumptions, as validated within the Design Team
1. The following elements are deemed to be of heritage significance and will be retained, protected and/ or restored as part of the
proposed scope of works:
.1 Skirting’s.
.2 Timber Panelling to walls.
.3 Decorative plaster (Cornicing, Dado rails, ceiling panels and ceiling roses).
.4 Main staircase, timber balustrading and handrail.
.5 Chandeliers within main hall areas and above staircase.
.6 Timber floorboards.
.7 Internal Doors.
Gross Internal Area (GIA) for proposed Library Refurbishment has been measured as below (as detailed under Section 4.0 of the
Feasibility Estimate: Option 1 = 710m2; Option 2 = 924m2; Option 3 = 770m2; Option 4 = 808m2.
Existing stage area (raised floor plan) to remain in-situ for Option 1. For options 2-4 the raised stage area is to be removed and floor
levels taken back to existing, aligned within the Main Public Hall.
MEP Strategy for both options results in the requirement for all existing floor finishes and floorboards to be taken up, as new services
will be fed around the floor plate from the floor void. The existing timber floorboards are subject to Listed status of the building and
will therefore need to be put-back in same condition as taken up. This will also need to be a fully documented process and reported
back to the LBB's heritage representative.

5
6

7
8
9
10
11

12

13
14

15
16

17
18

19
20
21
22

Design Assumptions, as validated within the Design Team (Cont'd)
As a result of Item 4, there is a requirement to clean out existing floor voids and remove all debris from site.
To facilitate the above floor finishes and skirting's need to be taken up and removed. Skirting's are subject to Listed status and
therefore will need to be reinstated in same condition (as a minimum) as taken up. This will also need to be a fully documented
process and reported back to the LBB's heritage representative.
Budgetary allowances are included for protection of existing interior features and taking down, clearing and reinstating of existing
feature lighting/ chandeliers.
It is assumed that all existing MEP elements will need to be replaced with new, including Boilers, replacement of the distribution
boards and Mechanical Ventilation as well as a building management system and modification of existing electrical switchgear.
Existing basement level to be damp-proofed to areas earmarked for plant locations.
Budgetary allowances are included for significant structural intervention to the existing lift shaft, to enlarge to accommodate new lift
capacity requirements.
Target rate of £100/m2 included for floor strengthening works to net usable areas, required to facilitate new type of building use. No
structural information provided to date with relation to this however ate assumes combination of steelwork and timber joists to be
constructed within existing floor void. Coordination risk with proposed MEP routes and proposed insulation also needs consideration.
Budgetary allowances included for decoration works throughout the building. As a minimum all wall and ceiling surfaces to received a
new paint finish. Assumptions have been made based on site observations with regard to extent of lime plastering works required and
restoration of existing decorative plaster as outlined within Section 2.0.
A target rate of £100/m2 is applied for all lime plastering works to internal walls. It is assumed that 20% of all internal walls will
require this work. This is a provisional allowance pending further site investigation works to validate.
It is assumed that all external doors and windows will be carefully redecorated as part of the project scope. Decoration of the existing
internal doors will require them to be taken down, removed off-site, stripped back to existing timber, reprimed and reinstalled with
new ironmongery. Residual risk related to condition of the internal doors during this process, which may result in some internal doors
being replaced with new.
Target rates for all floor and ceilings finishes applied throughout, based on look and feel document prepared by Bisset Adams. These
have been reviewed and validated as appropriate by the design team.
Target rate for reinstating existing skirting's is £25/m. This is a higher cost allowance than would typically be included for a painted
MDF skirting (£20/m) as it is anticipated that all skirting's will require cutting down and re-sizing due to floor levelling changes and the
like.
Budgetary allowance for surface mounted acoustic panelling (in addition to acoustic properties of finishes). This is assumed required
to net usable areas only.
Fixed fixtures and fittings budgeted for per option, including new library reception areas, new kitchen units and worktop, toilet
cubicles and blinds to windows. No separate budget for Loose FFE (tables, chairs and library storage) is included and is assumed to be
funded outside of this Project Budget
Set-aside existing signage of heritage value to be refitted, along with new.
Contractor Prelims included at a rate of £8,500 per week based on projects of an equivalent scope and nature.
Budgetary allowance for temporary works (access scaffold and the like).
Contractor OHP applied at 4% based on projects of an equivalent scope and nature and assuming a Public Framework will be used to
procure the Building Contract.
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3.0 - BASIS, ASSUMPTIONS AND EXCLUSIONS (CONT'D)
Exclusions
4.04.3
- BASIS,
ASSUMPTIONS AND EXCLUSIONS (CONT'D)
The following should be read in conjunction with the Sections 1&2 and are a list of inclusions / exclusions that have been used to inform the basis of our costs. The items highlighted as ‘included’ below have been allowed for within our Cost Estimate. No allowances have been
costed for those items identified as ‘excluded’ below. The items noted under the heading ‘client’ are deemed to have been accounted for within separate client budgets outside the cost of Construction Works.

1
2
3
4
5
6

Key Exclusions
Value Added Tax
Land acquisition costs and fees
Client finance, legal or marketing costs
Professional fees (e.g. design, PCSA, PM, surveys etc.)
Planning and building regulation fees
Fees or costs associated with rights of light agreement, party wall awards or over-sailing agreements etc..

7
8
9
10
11

Project insurances
Section 106 / 278 Contributions
Community Infrastructure Levy Contributions or similar (where applicable)
Benefits arising from any potential Capital Allowances or other government incentives / grants
Currency and exchange rate fluctuations

12 Costs resulting from tariffs or other charges following the withdrawal of the UK from the European Union
13
14
15
16
17
18

Costs resulting from zero carbon requirements or offset charges
Statutory changes
Works outside of the site boundary except where specifically stated
Public art installations or contributions
Phasing of the works
Works outside of normal working hours

19 Mock-ups, prototypes, off site benchmark and the like
20 Fit out of retail spaces, constructed to shell & core only

126

Incl.
X

Excl.

Incl.

Excl.
X
X

X

21
22
23
24
25
26

Tenant’s costs or contributions
Loose fittings, furnishings and equipment and external furniture
Asbestos removal
Fees, works or costs associated with abnormal ground conditions
Underpinning of adjoining structures
Archaeological investigations and exploratory or resulting works

X
X
X
X
X

27
28
29
30
31

Diversion of existing below ground services
Cost associated with LUL surveys and monitoring
Increased design criteria for bomb protection
IT hardware / active hubs
Connection to district heating system

X

32 Power factor correction and harmonics

X

X
X
X
X
X
X

33
34
35
36
37
38

X
X
X
X
X
X

X
X
X
X

X
X

Audio visual installations and IT infrastructure installations.
Spares and maintenance costs
Changes to current building regulations
Secondary glazing requirements resultant from Energy Strategy
Temporary substation during the building works to provide power to the site / tower cranes.
Any redesign costs associated with revisiting the basis of the design once the structural and other survey
information is made available ie potential change too raft slab from piled foundation.
39 Installation of fire hydrants.
40 Resulting implications of COVID-19 and inflation

X
X
X
X
X
X
X
X
X

X
X

SECTION 4.0 - AREA SCHEDULE
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BECKENHAM LIBRARY REDEVELOPMENT - FEASIBILITY STUDY (OPTIONS 3&4)
LONDON BOROUGH OF BROMLEY
BECKENHAM LIBRARY REDEVELOPMENT - FEASIBILITY STUDY (OPTIONS 3&4)

4.0 - AREA SCHEDULE
Club

Children's
Library

Library

Kithcen

Library
Reception

Ground Floor
First Floor

m²
154
0

m²
72
0

m²
60
216

m²
0
30

m²
6
0

m²
23
0

m²
0
69

m²
0
0

Total (m²)

154

72

276

30

6

23

69

0

Club

Children's
Library

Library

Kithcen

Library
Reception

Ground Floor
First Floor

m²
116
0

m²
73
0

m²
97
121

m²
0
32

m²
6
0

m²
23
0

m²
0
142

m²
0
25

Total (m²)

116

73

218

32

6

23

142

25

OPTION 3

OPTION 4

Notes:
1
2
3
4
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Staff Offices Community Community Circulation/
Spaces
Room
Lobby

Lift

Stairs

WC

Plant/
Storage

Internal
Structure

Gross
Area

m²
92
39

m²
2
2

m²
11
11

m²
11
20

m²
14
11

m²
45
36

m²
490
434

131

4

22

31

25

81

924

Lift

Stairs

WC

Plant/
Storage

Internal
Structure

Gross
Area

m²
92
39

m²
2
2

m²
11
11

m²
11
20

m²
14
6

m²
45
36

m²
490
434

131

4

22

31

20

81

924

Staff Offices Community Community Circulation/
Spaces
Room
Lobby

All areas used for the compilation of this estimate are measured in accordance with NRM 1.
Areas measured should not be used for any other purpose other than the formulation of this Cost Estimate.
Areas are measured based on the GA drawings Revision P03.
'Internal Structure' also includes those partitions that are permanent and separate two different uses of space, but are not necessarily structural.

APPENDIX A - DETAILED COST BREAKDOWN TO MEP INSTALLATIONS
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Beckenham Library Redevelopment Project
MEP Services - feasibility order of cost estimate (WS1) - Option 3

rev 2 16/ 04/ 2020
gfa:
924
Qty

5.0 Strip-out of MEP services
Strip-out and remove existing kitchen/ bar appliances
Strip-out and removal of existing boilers and associated pipework and
equipment
Strip-out of existing radiator/ fan convector system and associated
pipework
Allowance for general strip-out of electrical services
Strip-out and removal of existing lift

Unit

Rate £

Ext £

1 item

2,000.00

1 item

4,000.00

4,000.00

770 m2
770 m2
1 item

10.00
15.00
5,000.00

7,700.00
11,550.00
5,000.00

£

Beckenham Library Redevelopment Project
MEP Services - feasibility order of cost estimate (WS1) - Option 4

Notes

£32.74 / m2

5.0 Strip-out of MEP services
Strip-out and remove existing kitchen/ bar appliances
Strip-out and removal of existing water and drainage services in main
kitchen area
Strip-out and removal of existing boilers and associated pipework and
equipment
Strip-out of existing radiator/ fan convector system and associated
pipework
Allowance for general strip-out of electrical services
Strip-out and removal of existing lift

£12.12 / m2

5.1 Sanitary Installations
New WC
New WHB
New Doc M pack
New sink unit

2,000.00

Sub-totals

Club excluded
Club excluded
Shaft enlargement taken elsewhere
30,250

rev 2 16/ 04/ 2020
gfa:
924
Qty

Unit

Rate £

Ext £

£

1 item

2,000.00

0 item

2,500.00

0.00

1 item

4,000.00

4,000.00

808 m2
808 m2
1 item

10.00
15.00
5,000.00

8,080.00
12,120.00
5,000.00

Sub-totals

5.1 Sanitary Installations
New WC
New WHB
New Doc M pack
New sink unit

6
6
1
4

nr
nr
nr
nr

500.00
500.00
1,200.00
1,000.00

3,000.00
3,000.00
1,200.00
4,000.00

Sub-totals
5.3 Disposal installations
Allowance for testing existing sanitary installations for clear running
and clearing any blockages as required
Adjustment of existing plumbing for new sinks
New drainage connection for dishwasher
Allowance for repairs/ replacement of rainwater drainage and clearing
of blockages as required

11,200

16 nr
2 nr
1 nr

100.00
500.00
250.00

1,600.00
1,000.00
250.00

490 m2

10.00

4,900.00
7,750

9
3
2
2

nr
nr
nr
nr

Retain existing

100.00
1,250.00
1,250.00
250.00

900.00
3,750.00
2,500.00
500.00

Retain existing

2 nr
2 nr

15,000.00
5,000.00

30,000.00
10,000.00

1 item

20,000.00

20,000.00

New distribution boards incorporating AFD equipment on final circuit
breakers to meet current IEE Regs
New small power installation to library/ community areas
New lighting installation to library/ community areas
Extra-over for enhanced lighting to main entrance/ circulation areas
Extra-over for emergency lighting
Allowance to safely disconnect and re-connect chandeliers
Allowance for lighting to basement plant areas
Replace power supplies in connection with mechanical services and
lift
Earthing and bonding

£11.26 / m2

5.4 Water installations
Allowance for testing and validation of cold water services to existing
appliances
Adjustment of existing CWSto serve new sinks
New cold water service for dishwasher
Allowance for extension of CWSto new kitchen area
Allowance for testing and validation of hot water services to existing
appliances
Replace local water heaters to WC areas
New local water heaters to refurbished/ new kitchenette/ kitchen
Adjustment of existing HWSto serve new sinks

60,000

1 item

5,000.00

5.5 Heat source
New boiler installation
New boiler flues
Allowance for the replacement of all primary and secondary pumps,
pressurisation etc. and interconnecting pipework

£64.94 / m2

85.00
5,000.00

65,450.00
5,000.00
75,450

4 nr
1 nr
30 m2

500.00
750.00
100.00

5.6 Space heating and air treatment
Install heater battery in main supply AHU and associated LTHW subcircuit
Install new LTHW radiant heating system to library/ community areas

£81.66 / m2

2,000.00
750.00
3,000.00

Allowance for reconnection of club to new heating mains

417 m2

235.00

97,995.00

140 m2

75.00

10,500.00
114,245

£123.64 / m2

5.7 Ventilation systems
Allowance for replacement of local WC extract fan systems
Allowance for new local WC kitchenette extract fan
Allowance for new extract system to refurbished kitchen
Allowance for supplemental mechanical ventilation to public areas of
library and community space; based on low level displacement with
tempered air
Allowance for supplemental mechanical ventilation to basement plant
areas

35,000.00

35,000.00

Sub-totals

1 item

7,500.00

7,500.00

5.8 Electrical installation
Provisional allowance for relocation/ reprovision of main LV switchgear

5 nr
770 m2
770 m2

3,000.00
30.00
85.00

15,000.00
23,100.00
65,450.00

100 m2
770 m2

100.00
15.00

10,000.00
11,550.00

10 nr
140 m2

150.00
50.00

1,500.00
7,000.00

924 m2
924 m2

10.00
5.00

9,240.00
4,620.00

Club excluded
Club excluded
Task lighting to library areas to be part of FF&E budget
Club excluded
Number of chandeliers TBC; removal, cleaning and
reinstatement taken elsewhere

2,500.00
1,000.00

New distribution boards incorporating AFD equipment on final circuit
breakers to meet current IEE Regs
New small power installation to library/ community areas
New lighting installation to library/ community areas
Extra-over for enhanced lighting to main entrance/ circulation areas

Allowance for lighting to basement plant areas
Replace power supplies in connection with mechanical services and lift

£205.58 / m2

2,500.00
1,000.00

50,000.00

5,000.00

0.00

10.00

4,900.00

Retain existing

Existing kitchen remains in place

7,750

16 nr
2 nr
1 nr
0 item

100.00
500.00
150.00
2,500.00

1,600.00
1,000.00
150.00
0.00

9
3

nr
nr

100.00
1,250.00

900.00
3,750.00

2
2

nr
nr

1,250.00
250.00

2,500.00
500.00

2 nr
2 nr

15,000.00
5,000.00

30,000.00
10,000.00

1 item

20,000.00

20,000.00

1 item

5,000.00

5,000.00

808 m2
1 item

85.00
5,000.00

68,680.00
5,000.00

£8.39 / m2

Retain existing

Existing kitchen remains in place
Retain existing

10,400

£11.26 / m2

60,000

£64.94 / m2

Club excluded
78,680

4 nr
1 nr
32 m2

500.00
750.00
100.00

2,000.00
750.00
3,200.00

458 m2

235.00

107,630.00

140 m2

75.00

10,500.00

£85.15 / m2

Existing kitchen remains in place
Rate further enhanced to allow for ductwork routing and grille
presentation, acoustic constraints and plant location

3,500

£3.79 / m2

50,000

£54.11 / m2

1 item
924 m2
200 nr
0 item
2 nr
1 nr
2 nr
12 nr
1 item
490 m2

25,000.00
30.00
125.00
0.00
1,750.00
1,500.00
2,000.00
1,500.00
1,500.00
10.00

583,625.00

Number of cameras TBC
To ground floor doors and windows only

583,625.00
583,625.00

Totals for option 3:

7,500.00

7,500.00

5 nr
808 m2
808 m2

3,000.00
30.00
85.00

15,000.00
24,240.00
68,680.00

100 m2
808 m2

100.00
15.00

10,000.00
12,120.00

10 nr
140 m2

150.00
50.00

1,500.00
7,000.00

924 m2
924 m2

10.00
5.00

9,240.00
4,620.00

£18.95 / m2

£91.59 / m2

766,009

£829.01 / m2

Club excluded
Number of chandeliers TBC; removal, cleaning and reinstatement
taken elsewhere

£3.79 / m2

Sub-totals

50,000

£54.11 / m2

Sub-totals

0

£0.00 / m2

2,500.00
1,000.00

2,500.00
1,000.00

1 item

50,000.00

50,000.00

1
924
200
0
2
1
2
12
1
490

item
m2
nr
item
nr
nr
nr
nr
item
m2

25,000.00
30.00
125.00
0.00
1,750.00
1,500.00
2,000.00
1,500.00
1,500.00
10.00

25,000.00
27,720.00
25,000.00
0.00
3,500.00
1,500.00
4,000.00
18,000.00
1,500.00
4,900.00

5.13 Builderswork in connection with services
Allowance for general BWIC

3.0%

601,630.00

5.15 Preliminaries and testing and commissioning
Testing and commissioning of building services installations
Trade preliminaries on building services installations

2.5%
12.0%

601,630.00
601,630.00

Equipment excluded
Part of FF&E budget

Number of cameras TBC
To ground floor doors and windows only
111,120

£120.26 / m2

18,049

£19.53 / m2

18,048.90

Sub-totals

84,626

Club excluded
Club excluded
Task lighting to library areas to be part of FF&E budget

3,500

1 item
1 item

Sub-totals

14,590.63
70,035.00

Sub-totals

1 item

35,000.00

£210.93 / m2

5.12 Communication installations
Allowance for integrated controls for HVAC
New fire detection and alarm installation
New Cat 6A data/ communications cabling
Two-lane security gate at library entrance
New access control to doors to club
New disabled toilet alarm
New disabled refuge alarm
CCTV cameras to library
Network digital video recorder
Replace existing intruder alarm system

Structural works taken elsewhere
17,509

2.5%
12.0%

£120.26 / m2

17,508.75

Sub-totals

35,000.00

5.11 Protective installations
No works envisaged

Equipment excluded
Part of FF&E budget

111,120

3.0%

£0.00 / m2

25,000.00
27,720.00
25,000.00
0.00
3,500.00
1,500.00
4,000.00
18,000.00
1,500.00
4,900.00

Sub-totals

Budgetary figure for modification of existing.
1 item

Sub-totals

0

£134.29 / m2

194,900

5.10 Lift and conveyor installations
New lift in re-formed shaft; dual opening

5.11 Protective installations
No works envisaged
Sub-totals

124,080

Sub-totals
5.9 Gas installations
Isolate gas supply serving boilers and radiant panels
Replace gas train to serve new boilers

50,000.00

Sub-totals

Structural works taken elsewhere

15,040.75
72,195.60

Sub-totals
Totals for option 4:
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£12.12 / m2

Extra over last for provision of new sub-panel board to serve the club

Extra-over for emergency lighting
Allowance to safely disconnect and re-connect chandeliers

189,960

1 item

5.15 Preliminaries and testing and commissioning
Testing and commissioning of building services installations
Trade preliminaries on building services installations

11,200

Budgetary figure for modification of existing.
1 item

Sub-totals

5.13 Builderswork in connection with services
Allowance for general BWIC

£33.77 / m2

1,600.00
1,000.00
250.00

Sub-totals

Rate further enhanced to allow for ductwork routing and grille
presentation, acoustic constraints and plant location

1 item
1 item

5.12 Communication installations
Allowance for integrated controls for HVAC
New fire detection and alarm installation
New Cat 6A data/ communications cabling
Two-lane security gate at library entrance
New access control to doors to club
New disabled toilet alarm
New disabled refuge alarm
CCTV cameras to library
Network digital video recorder
Replace existing intruder alarm system

31,200

Club excluded

Earthing and bonding

5.10 Lift and conveyor installations
New lift in re-formed shaft; dual opening

0 item
490 m2

100.00
500.00
250.00

Sub-totals

Sub-totals
5.9 Gas installations
Isolate gas supply serving boilers and radiant panels
Replace gas train to serve new boilers

nr
nr
nr

Club excluded
Club excluded
Shaft enlargement taken elsewhere

5,000.00

Sub-totals
5.8 Electrical installation
Provisional allowance for relocation/ reprovision of main LV
switchgear
Extra over last for provision of new sub-panel board to serve the club

16
2
1

Existing kitchen remains in place

3,000.00
3,000.00
1,200.00
4,000.00

Sub-totals

Sub-totals
5.7 Ventilation systems
Allowance for replacement of local WC extract fan systems
Allowance for new local WC kitchenette extract fan
Allowance for new extract system to refurbished kitchen
Allowance for supplemental mechanical ventilation to public areas of
library and community space; based on low level displacement with
tempered air
Allowance for supplemental mechanical ventilation to basement
plant areas

£8.39 / m2

1,600.00
1,000.00
150.00

10,400

770 m2
1 item

Allowance for reconnection of club to new heating mains

5.3 Disposal installations
Allowance for testing existing sanitary installations for clear running
and clearing any blockages as required
Adjustment of existing plumbing for new sinks
New drainage connection for dishwasher
Allowance for connection of wastes from appliances in new kitchen
area into existing drainage system
Allowance for repairs/ replacement of rainwater drainage and clearing
of blockages as required

100.00
500.00
150.00

Sub-totals
5.6 Space heating and air treatment
Install heater battery in main supply AHU and associated LTHW subcircuit
Install new LTHW radiant heating system to library/ community areas

500.00
500.00
1,200.00
1,000.00

Sub-totals

16 nr
2 nr
1 nr

Sub-totals
5.5 Heat source
New boiler installation
New boiler flues
Allowance for the replacement of all primary and secondary pumps,
pressurisation etc. and interconnecting pipework

nr
nr
nr
nr

Sub-totals

Sub-totals
5.4 Water installations
Allowance for testing and validation of cold water services to existing
appliances
Adjustment of existing CWSto serve new sinks
New cold water service for dishwasher
Allowance for testing and validation of hot water services to existing
appliances
Replace local water heaters to WC areas
New local water heaters to refurbished kitchenette/ kitchen
Adjustment of existing HWSto serve new sinks

6
6
1
4

Notes

2,000.00

87,236

£94.41 / m2

788,115

£852.94 / m2
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Appraisal of 2019 Housing Feasibility
Study on Beckenham Library site
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Feasibility study on Beckenham Library site

BACKGROUND
The proposals locate an ‘L’ shaped building to the front
of the site along Beckenham Road. It sits slightly
forward of the existing building line and does not
appear to follow the existing urban grain. A landscaped
area sits to the east with the main bulk of the building
addressing Turners Meadow Way and the rear element
facing The Spa car parking area. The residential parking
is at semi basement level with direct access up in to the
residential block through 2No. Cores. At its highest the
building is 5.5 storeys high along Turners Meadow Way,
dropping down to 4.5 to Beckenham Road.
The proposal achieves 9No. 1 bed flats, 28No. 2 bed
flats and 9No. 3 bed flats to give a total of 46No. Flats.
There are 33No. Parking spaces which is a ratio of 0.7
including 4No. Accessible spaces.
The feasibility has unfortunately attracted some
negative feedback. Our understanding is that this has
been mainly due to the massing, height and articulation
of the proposal within a Conservation Area. Going
forward we would suggest a fresh approach carried out
in stages, developing the different options in
consultation with the public and The Elm Road
Conservation Report to minimise any potential further
negativity and provide a more acceptable design.
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Sketch perspective provided as part of the previous Beckenham Feasibility Study
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Feasibility study on Beckenham Library site

SITE ANALYSIS
In order to fully assess the requirements, we have
reviewed the site afresh and provide an example of the
elements that we would suggest are included within this
approach to develop and inform any proposal for the
existing library site.
Understanding the existing urban grain is key to
providing a coherent proposal that contributes to the
housing targets whilst retains the character of the
existing Conservation Area. Utilising good design and
placemaking principles, the aspiration would be to
create a new development that sits comfortably
within the existing context of the Elms Road
Conservation Area.
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Photo extract of Beckenham Road from Elm Road Conservation Area Report
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Feasibility study on Beckenham Library site

SITE ANALYSIS
Initially a massing study would be carried out on the
existing buildings. The immediate context of
Beckenham Baptist Church, Venue 28 and The Spa, all
have larger footprints and are approx 3-4 storeys high
(excluding the church spire which is higher). On the
opposite side of the road the buildings have smaller
footprints, typically detached and semi detached late
Victorian housing, and around 2-3 storeys high.
Buildings of architectural merit will be identified, such as
Beckenham Baptist church and the Venue 28 Building,
and these would form part of this appraisal. This would
be in combination with the The Elm Road Conservation
Area Report which makes reference to the existing
library, the Technical Institute (now known as Venue 28),
the Baptist Church and the local vernacular. Any
proposals should look to complement these buildings.
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SITE ANALYSIS

1

2

3

3
4
1

4
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Feasibility study on Beckenham Library site

SITE ANALYSIS
The existing library whilst of its era, built in 1939, is not
an exceptionally good example of an Art Deco Building.
Some of the original features, such as the ornate railings
that surrounded the building, have been lost during the
last war. Consideration would also be given to the
general existing vernacular and identifying any particular
local styles, architectural features and language of the
buildings such as proportionality, repetition etc.
It is also important to understand the existing
opportunities and constraints; key focal points, key
views and vistas, orientation, massing, connections etc.
The site has a PTAL rating of 4 so is generally well
connected by public transport and close to other
facilities. As part of this process we would expect some
public consultation to be carried out, an early and
continued conversation with the local residents can
assist in informing the proposals. It is also a useful tool
to understanding the area and gaining local knowledge.
We would also recommend that Bromley Planning/
Conservation Department are consulted from an early
stage as part of the pre application service. Working
closely with Bromley and the public will assist in
providing a holistic design approach and avoid
abortive work.
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Photo extract of Beckenham Library from Elm Road Conservation Area Report
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Feasibility study on Beckenham Library site

NEXT STEPS
Following the analysis stage the information can be
reviewed and collated to inform the next steps, initially
identifying options for the building footprint and
massing. In order to create a proposal in keeping with
the existing urban grain our suggestion would be to
look at the following high level options.
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Photo extract of Beckenham Road from Elm Road Conservation Area Report
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HIGH LEVEL OPTIONS
Option 1

Pros & Cons:

• Set the proposed building back to align with the
existing building line and streetscape.

This is a more sensitive approach in keeping with the
local context. Through considered articulation and
design the buildings could step in height to achieve
the required accommodation numbers. Well
designed surface parking with integrated
landscaping will reduce costs from a semi basement
and provide a usable area for both recreation and
vehicles. It may result in a loss of landscaping overall.

• Explore creating a block along Beckenham Road,
replicating the adjacent residential building footprint
lines. They have larger extensions to the rear and are
fairly deep so a typical residential configurement of
units front and back could align quite comfortably.
• Articulate the elevation to provide similar building
language.
• Create a more sensitive approach to the proposals,
looking at potential reduction in the height across the
entire elevation, say approx. 2-3 storeys. Depending
on heights there could be justification for higher
articulation, approx. 3-4 storeys to address the Venue
28 Building due to its large storey heights and feature
elements. This would require careful consideration.
• Create surface parking to the rear (facing The Spa),
but designed sensitively as a ‘home zone’ approach
integrated between a well designed landscaped area.
• Reduce parking numbers to 0.6 ratio and 10%
accessible spaces.
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HIGH LEVEL OPTIONS
Option 2
• Set the building back to align with the existing
building line and streetscape.
• Explore creating 2 or 3 smaller blocks along
Beckenham Road and wrapping around to Turners
Meadow Way, addressing the adjacent/ opposite
residential buildings lines through design and
articulation. There is also the potential to explore an
additional smaller block to Turners Meadow Way
opposite The Spa creating a central open space for
parking and landscaping.
• Create a more sensitive approach to the proposals
looking at potential reduction in the height; for
example, the block adjacent to the houses on the east
could be 2 storeys then the next block steps up to 3
storeys. A feature element addressing The Spa
building could gain some height locally, approx 3-4
storeys.
• Depending on the design, providing accommodation
within the eaves is a low impact way to maximise the
development without increasing the height.
Residential storey heights are generally lower than
those within Venue 28 and The Spa which may create
some flexibility.
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Pros & Cons:
• Create surface parking to the rear (facing The Spa),
but designed sensitively as a ‘home zone’ approach
integrated between the landscaped area.
• Reduce parking numbers to 0.6 ratio and 10%
accessible spaces.

This is a more sensitive approach in keeping with the
local context however residential numbers may be
reduced as a result albeit half a storey is gained due
to the removal of the semi basement parking.
Well designed surface parking with integrated
landscaping will reduce costs from a semi basement.

Chapter 10: Appraisal of 2019 Housing

Feasibility study on Beckenham Library site

HIGH LEVEL OPTIONS
Option 3

Pros & Cons:

• Partially retain the existing library building, looking at
removing lower adhoc back of house elements with
little architectural merit.

Existing features can be retained whilst providing a new
residential development. Retained elements of the
existing library could be reconfigured with additional
elements to keep the existing library location. This
option is likely to be very costly, increased developable
area and impact on landscape. Construction time is also
likely to be longer due to the complexity.

• Reconfigure remaining existing library building and
integrate a new addition/ additional storeys to
develop in to residential. The ground floor space
could potentially have some community use.
• Potential to increase height to address The Spa
building; 3-4 storeys. Residential storey heights are
generally lower than those within Venue 28 and The
Spa which would may create some flexibility.
• The extended building would need to complement
the retained library element.
• Create surface parking to the rear (facing The Spa),
but designed sensitively as a more home zone
approach integrated between the landscaped area.
• Reduce parking numbers to 0.6 ratio and 10%
accessible spaces.
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HIGH LEVEL OPTIONS
Option 4

Pros & Cons:

• Explore building a new library at ground floor with
residential above.

Provides a new community facility fit for purpose and the
much needed residential properties. Developable area
likely to be increased in this option so would result in a
reduction to the landscaped area.

• A larger footprint at ground floor may be more
acceptable, replicating the developable area of the
existing library to create a new building and parking
area for residents.
• This could take various forms in terms of massing,
approximately 3-4 storeys high, however we suggest
following the existing urban grain and building lines to
ensure coherence. Residential storey heights are
generally lower than those within Venue 28 and The
Spa which would may create some flexibility.
• Create surface parking to the rear (facing The Spa), but
designed sensitively as a ‘home zone’ approach
integrated between the landscaped area.
• Potential to explore additional private amenity space
within the design in the form of a roof deck.
• Reduce parking numbers to 0.6 ratio and 10%
accessible spaces.
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EXAMPLES OF GOOD DESIGN PRINCIPLES

Moors Nook, Surrey; Articulating the elevation
Ref: Coffey Architects (Photo: Tim Soar)

Horsted Park, Kent; minimising the impact of parking on the
streetscape through a well designed streetscape
Ref: National Design Guide
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Elephant Park, London; integrating
well designed landscaping
Ref: National Design Guide

Timekeepers Square Salford; a sensitive
approach to an historic setting
Ref: National Design Guide
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CONCLUSION
• The above information is presented to provide an
overview of the 2019 Feasibility Study and a
suggested way forward.
• The options are high level suggestions and by no
means exhaustive but cannot be further developed
until detailed analysis and design is carried out in order
to progress to a coherent feasibility and prior to
progressing with further RIBA Stages. Approximate
storey heights have been noted to assist however
these would require careful consideration through the
detailed design development and would arise from the
detailed site analysis carried out.
• It is key that the project programme includes ongoing
consultation with Bromley Council and the public
to inform a coherent design proposal ready for
submission of the Planning application.
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Chapter 11: Appendices

The following appendices should be read in conjunction with this document:

8. Condition Survey:
Beckenham Public Hall Physical Condition Survey 2020.pdf

1. Beckenham Library Feasibility Study
Business Case
2. Consultation reports:
•
•
•
•
•
•

Appendix A Engagement Report
Appendix B Adult Survey Statistical Breakdown.pdf
Appendix C Adult Survey Analysis.pdf
Appendix D Adult Survey comments.pdf
Appendix E Children's Survey Statistical Breakdown.pdf
Appendix F Children's Survey Analysis.pdf

3. Structural Report:
Beckenham Library feasibility.pdf
4. M&E Report:
BEL-BWB-00-XX-RP-ME-0001-S2-P1 M&E Feasibility Input.pdf
5. Transport Feasibility Note:
48951 - Beckenham Library - ISSUE Transport Technical Note
6. Acoustic Report:
27737-RP-AFR-Rev0-SRH.pdf
7. Radar Survey:
BWB-BEC-001 Issue B.pdf
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9. Survey Drawings:
BM0001_ARA survey drawings 2020.pdf

