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1. EXECUTIVE SUMMARY 

1.1 Background 

Calderdale Metropolitan Borough Council (CMBC) is in the process of delivering changes arising 
out of a redesign of its operating model, in response to the challenges it has faced in delivering 
local government services to the community it serves.  The delivery of this operating model has 
necessitated significant change to meet operating and financial targets, including the closure of 
the Community Library Service operating out of buildings including Stainland Library.  

Before disposing of these buildings on the open market, CMBC have invited community-based 
groups to submit proposals for the use of the building for community purposes.  This is subject 
to the understanding that any such group must meet the criteria set out in CMBC’s Community 
Asset Transfer (CAT) policies and that the responsibility for the financing, future operation and 
maintenance of the buildings must be met by the organisation to which the assets are 
transferred. 

Earlier in 2021, Stainland and District Parish Council (SDPC) submitted an Expression of Interest 
to CMBC proposing that the Stainland Library building should become a community centre and 
CMBC subsequently invited SDPC to submit a detailed business plan for evaluation.  If accepted, 
the intention is that Heads of Terms for a long-term lease and a Joint Working Agreement will be 
drawn up and agreed prior to the commencement of operation of the community centre in the 
summer of 2022. 

This document is that business plan, which has been prepared in accordance with CMBC’s 
guidelines and contains changes to an earlier draft requested by CMBC in December 2021.  
Members of SDPC have been consulted on this document during its preparation and it is intended 
that SDPC will give formal approval to it at its meeting in January 2022. 

1.2 Our Proposal 

This business plan involves the creation of a Charitable Incorporated Organisation known as 
Stainland and District Community Centre (SDCC).  SDCC will then operate the former library 
building as a community centre, hosting the wide variety of community-based activities set out 
in Section 3 of this document.   

The proposals set out in this business plan are soundly based upon: 

• extensive public consultation via newsletters distributed to all parishioners from time to time, 
published press articles and the use of social networking to identify need and maintain 
involvement and interest amongst parishioners in the progress of the project; 
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• the successful identification of existing and organised groups able to become regular users of 
the community centre.  They will be “anchor tenants” and an aid to attracting and maintaining 
a wide range of community-based activities both now and in the future; 

• sound professional advice obtained at each stage in the development of the business plan 
from qualified professionals and organisations in areas such as but not limited to building 
maintenance, financial administration and organisational development; 

• strong financial viability derived from an association with SDPC.  The Parish Council is 
committed to the success of the proposed community centre.  It will provide funds in the 
early years of the plan to meet any shortfall in financing operating costs or the requirements 
of the identified building improvement programme as set out in this document; 

• a commitment to working cooperatively and constructively in the operation and review of an 
agreed Joint Working Agreement (JWA) which will be negotiated between CMBC and SDCC. 

As such the business plan set out in this document provides a sound rationale for the transfer of 
the building and an optimal basis upon which the building can be retained and used for 
community use now and in the future. 

1.3 Our Organisation 

This document describes the creation of a Charity Incorporated Organisation (CIO) as the party 
which will operate the community centre and maintain the building transferred to it by CMBC 
under the CAT process.  It will therefore be the leaseholder, supported administratively and 
financially by SDPC to the extent set out in this business plan.  It will also be a party to the 
negotiated JWA between it and CMBC, with support and involvement as is considered 
appropriate from SDPC. 

The proposed Trustee Board is set out in Appendix 2.  Of the individuals proposed, three of the 
four have senior management experience, two of whom have previously been directors of 
multinational companies.  Their cumulative experience includes working for or within both 
private and public sector organisations, the latter of which included local and central 
government, the voluntary sector and national charities.  The skills and experience available 
include: 

• Administration 
• Line Management 
• Finance 
• Marketing 
• Process and Policy Development 
• Information Technology 
• HR and Organisational Development 
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The Trustee Board intends to bring in expertise in running community centres or similar 
organisations to supplement their expertise.  Ideally this would be provided by a suitably qualified 
Trustee but the Board will consult externally as appropriate, including referrals to the VSI Alliance 
in Calderdale for advice and guidance.  

By these means, the Trust Board has the required expertise needed to succeed in first 
establishing and then managing the operation of the community centre going forward, supported 
by a mixed volunteer and employee workforce and with initial support from SDPC.  The planned 
actual composition of this workforce is described in Section 5 and Appendix 1 of this document. 

1.4 The Repairs Programme 

CMBC have made clear that it is a requirement of their CAT process that the CIO takes over 
responsibility for the maintenance of the building and that the completion of an agreed 
programme of repairs within a finite period of time will be a lease condition and subject to 
monitoring as set out in the JWA. 

SDPC retained Longden & Cook, Chartered Surveyors to review and advise on the proposed repair 
programme and associated costs and their report dated October 2021 was shared with CMBC in 
an earlier draft of this document and has again been included as Appendix 5.  The content and 
phasing of the programme is as follows, based on recommendations made by Longden and Cook 
together with their associated cost estimates: 
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In the later years of the business plan, it is anticipated that further renovation or refurbishment 
will be required and a contingency sum totalling £15,500 has been allowed for to cover Years 4 
and 5 of the business plan. 

1.5 The Financial Position 

The business plan sets out a robust and realistic financial picture of the resources required to 
operate the building as a community centre throughout the period of the plan and beyond.  
Assumptions have necessarily been made; these have been “stress tested” and the income and 
expenditure forecasts upon which the business plan has been based have been shown to be 
sound. 

A full explanation of the draft income and expenditure and capital budgets is given in Sections 7 
and 8 and Appendix 3 of this document.  These illustrate the following: 

• In the first two years of the plan, SDPC will loan to the CIO a total of £15,000 towards the 
Repairs Programme, to be repaid at a rate of £2,500 from Year 3 onwards.  The remainder of 
the finance required to complete the programme will come from anticipated grants of a 
similar amount over the five years of the plan and the remainder from lettings 

• Net regular income over expenditure for normal, community centre operations will increase 
from between a loss of about £200 in Year 1 to a surplus of about £7,300 in Year 5.  This net 
income takes account of the loan repayments to SDPC for the Repairs Programme and 
assumes that utilisation will rise from about 25 per cent in Year 1 to 50 per cent in Year 5 
(Parish Council hires are not included in the utilisation figures) 

The plans show that SDPC will “incubate” the community centre during its early years of 
operation, ensuring its financial viability by making loans to finance the programme of repairs 
described in Subsection 1.4. and, of course, paying SDCC for its own use of the building for Parish 
Council meetings.  This should provide CMBC with the assurance it needs of the long-term 
viability and future of the community centre. 

1.6 Conclusions 

The business plan being put forward on behalf of SDCC is a comprehensive document produced 
in conformity with the standards required by CMBC and soundly based on professional advice.  It 
has been prepared after careful analysis of local demand and extensive consultation with the 
local community and those groups and organisations who have expressed their wish to use the 
building.   

The pressures on public finance demand new thinking on the role of local government in the 
provision of community-based services and facilities.  CMBC have already recognised this by 
undertaking a revision of its operating model, which is now in the process of implementation. 
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This work has been driven by an urgent need to address the financial position CMBC finds itself 
in as a result of pressures on local government expenditure and the impact of the public health 
crisis.  Finding new ways of delivering services by working in partnership with community groups 
and others willing to take on these services is an essential and urgent part of CMBC’s Future 
Council strategy. 

As a Parish Council, SDPC is committed to working with CMBC to find organisations and 
individuals prepared to take on assets and services and to run them for the benefit of the local 
community; this aim is in fact a stated objective in its own five-year business strategy.  The 
proposals contained in this document demonstrate how added community benefit will be 
delivered via the transfer of the library to SDCC, a key criterion for CMBC’s CAT programme. 

It is therefore a soundly based proposal which representatives of the local community and the 
Parish Council believe deserves support.  We look forward to working with CMBC to make the 
establishment of a community centre in the centre of Calderdale an achievable and  
demonstrable success. 
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2. INTRODUCTION AND BACKGROUND 

2.1 Purpose of the Business Plan 

This business plan has been prepared by members of Stainland and District Parish Council (SDPC) 
and others, including many of the organisations keen to use the building.  Its purpose is to support 
a request to transfer the building formerly known as Stainland Library to a Charitable 
Incorporated Organisation (CIO) created for the purpose of operating the building as a 
community centre, using the Community Asset Transfer (CAT) process administered by 
Calderdale Metropolitan Borough Council (CMBC). 

In common with other business plans, this document contains descriptions of business goals, the 
methods for attaining those goals, and the timeframe for their achievement.  It also describes 
the nature of the business, background information on the organisation, the organisation's 
financial projections, and the strategies it intends to implement to achieve the stated targets of 
utilisation and community benefit.  In its entirety, this document serves as a roadmap that 
provides direction to the business and the means of monitoring progress.  It will be subject to 
annual review and update, considering actual progress made and any changes arising from 
alterations in business context. 

As a publicly available document, the plan provides an opportunity for public consultation with 
users, parishioners, funding institutions and others on its contents, although recognising that a 
considerable amount of consultation has already taken place in the development of this plan.  In 
addition to a formal consultation process at each annual review, there will be opportunities for 
informal surveys and other feedback as and when appropriate. 

2.2 Our Organisation 

Stainland and District Community Centre (SDCC) 

As the proposed leaseholders, SDCC will be responsible for the maintenance of the building and 
the oversight of activities carried out within it.  This organisation will be created during 
negotiations with CMBC and registered with the Charity Commission.  It will adopt a suitable 
version of governance document based on templates provided by the Commission and conform 
with the regulations set out by the Commission as required by the Charities Act 2011. 

Initially, there will be four Trustees appointed by the Council, these being the Chairman and Vice-
Chairman of the Council, the SDCC Finance Director and the Parish Clerk.  Additional Trustees will 
be selected and appointed as needed and when appropriate, with the aim of reducing Council 
representation over time to one or two Trustees. 
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Operations Staff 

The Council anticipates that the resources required to operate the Community Centre will come 
primarily from volunteers amongst its users.  However, the Administrator and the Caretaker roles 
are clearly more substantial and the holders of these posts will be employed in a part-time paid 
role.  SDPC will provide some administrative and financial support initially, withdrawing this when 
the community centre has sufficient capacity to take this on without additional assistance.  This 
is considered further in Section 5 of this document. 

Periodically it will be necessary to pay for external services such as building renovations, publicity 
or financial audits out of funds held by the Trustees for this purpose. 

User Groups 

SDCC expects the building to be used by a wide variety of individuals and groups and for different 
purposes.  It will be important for the Trustees to be responsive to any issues, concerns or 
opportunities put forward by its users in creating a positive, communal atmosphere which 
encourages continued and greater use of the building in future.  In order to achieve this ethos, 
the proposed structure ultimately envisages the appointment of  user representatives as Trustees 
and who would be elected annually by users of the community centre.   

The end-state organisation is illustrated below, showing principal functions and relationships. 

 

  

The Caretaker is a part-time paid 
role.  However, the majority of 

operational tasks will be performed 
by volunteers or key users.

The Administrator is a part-time 
paid role, working with users and 
volunteers on a day to day basis.  

User groups will be set up to 
provide user feedback and for 

consultation on future proposals 

A Charity will be formed with 
Trustees to manage operations in 

conformity with the leasse, the JVA 
and guidelines issued by SDPC and 

others.

SDCC Trustees

Administrator

Caretaker

User Groups

Users
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2.3 Vision Statement 

SDPC has set out a vision statement for the community centre as being: 

“To make use of the community centre to promote a vibrant, happy community filled with respect, 
compassion and confidence, where aspirations are realised and friendships thrive.” 

2.4 Mission Statement 

SDPC has set out the following mission statement for the CIO: 

“To promote community togetherness and personal fulfilment by providing a safe and welcoming 
environment where people can meet and participate in social and physical activities; support 
groups; volunteering and learning, with the aim of enhancing the overall quality of life.” 

This statement supports Objective 3 of the Council’s published and adopted 2021-23 Business 
Plan, this being: 

“To work with parishioners, local authorities and other service providers, businesses and voluntary 
organisations with the aim of achieving a safe, healthy, prosperous and sustainable community.” 

Additionally, the statement is supported by the relevant extracts of the following strategic themes 
of the 2021-23 Business Plan: 

“SLA: Supporting Local Activities 
Promote and support local voluntary groups and clubs operating in the Parish.” 

STB: Striving for The Best 
Seek the transfer of property, land or other assets from CMBC to SDPC under the 
Community Asset Transfer Programme where such transfers would benefit from more 
local control.” 

2.5 Strategic Aims 

These are: 

• To provide a central point for community focus and development. 

• To enable local people to set up and run their own leisure, learning and health activities. 

• To create a venue for informal social activities and enjoy the company of others 

• To facilitate community groups who are founded, promoted and run by their own members. 
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SDCC’s values will be to: 

• Help others to help themselves in becoming involved and empowered. 

• Seek full participation and involvement by local people. Be friendly, inclusive and 
professional. 

• Be open to all, fully considering gender, age, race, ethnicity, faith, sexuality, gender 
reassignment, disability, pregnancy and maternity, health and income. 

• Have respect for difference. 

• Listen to and understand what local people want. 

• Provide affordable, high-quality activities. 

• Work with partners and others to achieve the best for local people. 
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3. THE BUSINESS 

3.1 Description of Activities 

The core business activities of the building and its main income streams will be: 

• Room hires 
• A venue for periodic events 
• Community engagement activities. 

SDPC have publicised the opportunities provided by retaining the building for community use and 
sought potential users of the building.  These approaches have been appropriately qualified to 
ensure they have substance and are listed below.  

Book Exchange Service  

Continuing to provide a full library service is undesirable due to ongoing costs, a reducing number 
of subscribers and the constraints this would place on other uses of the building.  However, 
Bowling Green Academy School and others would make regular use of and support a service 
which provided opportunities for exchanging books suitable primarily for younger children.  
Calderdale Library Services have stated that, in addition to  donating a starter stock, they would 
support the use of the building as a drop off/pick up point for their home-based service, 
benefiting older people and those with mobility constraints. 

Mother and Baby Groups 

SDPC have been approached by a Community Leader responsible for organising and running such 
groups elsewhere in Calderdale and who would like to establish a similar operation in Stainland 
and District.  Essentially an opportunity for mothers and their children to meet together for 
support, refreshment and as a social outlet, the building would be a significant asset in 
establishing such a group in the parish. 

Women’s Institute 

This is a well-known organisation nationally and the local branch is active in Stainland, currently 
operating from the Sowood Community Centre.  Because of constraints imposed on the use of 
the Sowood Centre during the day because of other uses, the local branch would like to make 
use of the library at these times, for which there is identified demand.  The WI would continue 
to operate at Sowood as well, using either venue as deemed appropriate. 
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AJ Dance Company  

AJ Dance Company already work with Calderdale MBC and Orange Box YPS in running the 
Calderdale Dance Company.  The layout of the building lends itself to a performance space 
suitable for the group’s activities, which include dance, movement and drama workshops for 
communities and schools in Calderdale.  The company are proposing a mixture of regular and 
project-based events held in the library building for people across Calderdale. 

First Point of Contact/Open Minds (CAMHS)  

This is an established and substantial wellbeing charity organisation of about 150 staff, based in 
Calderdale and Leeds.  It delivers therapeutic services and support to young persons with mental 
health issues and their parents or carers.  As a feature of their service, they operate in community 
centres and other locations throughout Calderdale to ease any access difficulties their clients 
may have.  They report there is strong demand for the work they do and say “it is exceptionally 
difficult to find suitable venues”.  Based on their outline requirements, the proposed Stainland 
Community Centre would be ideal for their purposes. 

Arts and Crafts Group  

This is an established group formerly based at the Stainland Library building, operating under the 
name “Creative Stitchers and Crafty Dabblers”.  If the venue is re-established as a Community 
Centre, the group would resume their use of the building once a week. 

Crochet and Craft Group  

This is a similar group to the Arts and Crafts group, meeting twice a week.  The group size ranges 
from 15 to 20 per session. 

“Curious Motion” 

This is a community interest company, limited by guarantee and provides a range of accessible 
creative wellbeing activities in Elland and the surrounding areas, promoting health and wellbeing 
through the performing arts, principally through dance but also using other art forms.  They state 
they “exist to enhance health and happiness in the local community through creative experiences 
that enable people to get active, socialise, and feel involved in local life.” 

The group plans to run regular classes similar to those in Elland but also to use the building for 
larger projects such as for rehearsals, performances or exhibitions.  Their intended use of the 
building would be for evening or morning sessions in six-week blocks and ad-hoc bookings for 
rehearsals and other uses. 
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Bowling Green School 

The school envisages using the centre for two purposes; to make use of the library stock for 
reading classes and loaning books and secondly for a pre- and post-school club, for which space 
at the school is limited.  The extent of this latter use is subject to attracting sufficient funding and 
best estimates have been used to produce forecast utilisation, based on discussions with the 
school. 

Allotment Holders 

As CMBC will be aware, the Drury Lane allotments are being transferred to the Parish Council.  
SDPC intends to devolve day to day administration to allotment holders themselves upon transfer 
and create an Association for the purpose.  The Association will need somewhere to meet and 
interest has been expressed in running a series of “Master Classes” in order to increase take-up 
and as a place where allotment holders could sell excess produce. 

No account of potential utilisation has been made at this point as the transfer is in progress and 
an Association has not yet been formed. 

Stainland and District Parish Council 
 
SDPC will use the building for Parish Council meetings and as a base for the Parish Clerk and 
Environment Warden.  The Clerk will use the side office and operate a clear desk policy involving 
lockable filing cabinets and cupboards to store documentation and equipment when not in use.  
This will provide a sufficiently secure environment for the conduct of Parish Council affairs. 
 
Work performed by the Warden in particular will be the focus of displays about the Parish Council 
and its activities. 
 
Summary 

Discussions have taken place with each group to qualify their level of interest and the facilities 
such groups might require.  The evidence from these discussions shows that these uses require 
little adaptation to the existing building and its furniture.  It would be appropriate to consider the 
use of the side office as an area where simple food and drink preparation for users could be made 
available and approximate costs for such an alteration have been included in the estimates. 

The concept of the future of the building as a multi-use community centre is borne out by the 
significant interest generated so far in such a facility.  As the community centre becomes 
established, we expect this interest to grow and to add to the current number of users and 
activities currently proposed for it. 
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3.2 Objectives 

The relevant themes, objectives and strategic goals set out in SDPC’s Business Plan provide the 
strategic context in which this business plan for SDCC is placed.  These are: 

OBJ1 To promote the wellbeing of parishioners 

OBJ2 To provide opportunities for education and self-advancement 

OBJ3 To provide a centre for community-based activities and social interaction 

OBJ4 To seek funding for capital works to improve and maintain the facilities available in the 
building. 

OBJ5 To appoint Trustees from the community to take over the day-to-day management of the 
Community Centre 

A chart follows illustrating the contribution made by each proposed activity to the first three 
objectives set out above is set out on the following page, followed by a SMART analysis of each 
of these objectives. 

 

3.3 Outputs 

In providing SMART criteria for each objective, we recognise that we will be reliant on outside 
groups for delivery of SMART outcomes and appropriate management and incentivisation will 
need to be in place to achieve this in many cases.  

Subject to further discussion, these are set out below. 
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End Year 1 

• To have successfully negotiated and acquired the building by July 2022 
• To have created and registered the CIO with the Charity Commission 
• To have appointed Trustees 
• To have attracted seven organisations as regular hirers for various events 
• To obtain 25 per cent utilisation of the time the building is available for hire 
• To have undertaken Year 1 repairs and maintenance works to a total estimated value of 

£7,350, comprising: 
 Remove vegetation 
 Electrical work to damp walls 
 Install fire alarm 
 Crack monitoring 
 Repair internal plaster cracks 
 Repair screed in entrance 
 Erect fencing to secure site 
 Upgrade emergency lighting 

• To have achieved satisfaction ratings from hirers in excess of 75 per cent satisfied 
• To review and update the business plan and budgets as required  

End Year 2 

• To have established a Trustee Board containing at least 50 per cent of members from the 
local community 

• To obtain 40 per cent utilisation of the time the building is available for hire 
• To have increased the number of regular hirers to ten organisations 
• To have received grants in Years 1&2 totalling at least £5,000 for capital works 
• To have undertaken Year 2 repairs and maintenance works to a total estimated value of 

£16,500, comprising the following: 
 Roof ventilation 
 Install new lintel 
 Roof repairs 
 Cladding – concrete coping 
 Concrete render 
 Masonry plaster work 
 Repointing stonework 
 Refurbish kitchen area 

• To have achieved satisfaction ratings from hirers in excess of 75 per cent satisfied 
• To review and update the business plan and budgets as required  

  



STAINLAND AND DISTRICT COMMUNITY CENTRE 
2022-2027 BUSINESS PLAN 

Version Number: 1.3 Page 19 of 45 
Status: FINAL SUBMISSION 

End Year 3 

• To end reliance on SDPC for day to day administrative and financial support 
• To have no more than two Trustees appointed by SDPC 
• To obtain 45 per cent utilisation of the time the building is available for hire 
• To have maintained the number of regular hirers to ten organisations or above 
• To have repaid SDPC £2,500 out of net income for loans advanced in Years 1 and 2 
• To have obtained grants totalling over £3,000 for capital works 
• To have undertaken Year 3 repairs and maintenance works to a total estimated value of 

£8,500, comprising the following: 
 Asbestos removal 
 Completion of stonework repointing 
 Part repair of concrete sills (remainder to complete in Year 4) 

• To develop and agree a further repairs and maintenance programme with CMBC for the 
next five years following the end of the current plan period 

• To have achieved satisfaction ratings from hirers in excess of 75 per cent satisfied 
• To review and update the business plan and budgets as required, including any necessary 

revisions to the JWA  

Years 4 and 5 

• To end reliance on SDPC for day to day administrative and financial support 
• To have no more than two Trustees appointed by SDPC 
• To obtain 50 per cent utilisation of the time the building is available for hire 
• To have maintained the number of regular hirers to ten organisations or above 
• To have repaid SDPC £2,500 per annum out of net income for loans advanced in Years 1 

and 2 
• To have obtained grants totalling over £3,500 each year for capital works 
• To scope and implement further capital improvements of about £7,500 per annum 

Other outcomes for successive years will be determined by the Trustees in consultation with 
CMBC, SDPC and users of the building during this period, with the aim of annually involving up to 
200 individuals of all ages in a variety of social, educational and wellbeing initiatives by the end 
of the plan period.  Although not exclusively, the majority of these individuals will be residents 
of the parish. 
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4. THE TARGET MARKET 

4.1 Policy Context  

As stated previously in Sections 2.3 to 2.5 of this document, the use of the former library building 
as a community centre at the heart of the parish is a central theme of SDPC’s  business plan.  The 
opportunity presents itself to influence the wellbeing of residents and positively impact the 
resilience of the community by building social capital, new skills and confidence in the 
community, as well as providing a service.  

The nature of the work of community organisations is recognised in Calderdale MBC’s own 
document “Inclusive Recovery Plan for Calderdale”, published in March 2021, which indicated 
priorities and strategies for the CMBC and its partners to build back following the pandemic which 
developed into a public health crisis in 2021 onwards.  

In that document, it was recognised that: 

“The voluntary and community sector and wider communities and volunteers have played a 
massive part in helping mitigate the impact of the pandemic especially on our more vulnerable 
residents and communities.  This has demonstrated the potential for communities and VCS sector 
to play a key role in delivering a community powered recovery.” 

The successful establishment of a community centre in the centre of the parish is a valuable 
component to delivering this potential. 

4.2 Analysis of Need 

There is a lack of community resources in the district, which has led to a long-term decline in 
community activity and a dearth of community organisations.  Although a community centre in 
Sowood exists, it lies on the outskirts of the parish and the nature of demand from its current 
users often precludes other activities, e.g., the library service.  Further, a reduction in community 
assets over the years such as public houses or other places where the community can meet has 
meant that there is very low social capacity in the area.  

The long campaign to secure the Holywell Inn as a community pub has demonstrated the need 
for community resources as the community events put on by the group were always 
oversubscribed, even though this campaign is yet to bear fruit.  Apart from the churches in the 
area and the one community centre at Sowood (inaccessible for many residents) at the far end 
of the district, there is no central place for the community to come together.  
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The continual reduction in opening hours and eventual closure of the library was a further 
retrograde step for those who rely on facilities within walking distance, where the high cost and 
infrequent bus service makes other facilities difficult to reach.  Without places for the community 
to come together, communities will atrophy.  

It is therefore the contention of this business plan that providing a community asset in the centre 
of the district will not only provide a base resource that has the commitment of CMBC and SDPC 
but that it will be the catalyst for further community capacity building in the wake of the 
pandemic. 

4.3 Analysis of Demand 

As part of preparations for the development of this business case, SDPC held discussions with a 
number of organisations and individuals who had submitted their interest in providing regular 
activities or community services from the building.   These were validated to test the strength of 
this interest and the contribution they were likely to make to establishing the community centre, 
resulting in the following indicative table of utilisation: 
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Given that the library building has been closed for some time and the indication that the CAT 
process may not conclude until the summer of 2022 at least, CMBC will appreciate that SDPC can 
only go so far in discussions with potential users in advance of securing a start of occupation date.  
The utilisation table above may therefore be subject to some fluctuation until an occupation date 
can be secured.  Nevertheless, the organisations concerned have demonstrated a steady and 
constant commitment and SDPC continues to have the view that the above picture is a 
conservative one. 

The range of organisations interested in paying to use the building will be supplemented by use 
of the building by SDPC.  The Council will use the building for meetings and to house the Parish 
Clerk, although it should be noted that use by the Parish Clerk will not impact on letting the 
building for other purposes. 

Having a permanent home for SDPC will support better communications between the council and 
residents.  Moreover, the council has an objective to grow, develop and support community 
groups and we expect that the easier access to support will be the catalyst for significant growth 
in them.  The Council have already set in train a number of initiatives and the centre would 
provide a base for volunteers and a staging area for community projects.  

4.4 Competitor Analysis 

Within the parish, there are the following: 

• a community centre based at Sowood.  This is a larger building than the former library and 
located outside Stainland itself.  Its major use is for pre-school activities although there is 
some use by other groups such as the WI.  It is well established and has good parking facilities 
but its location is a drawback and its daytime use is restricted due to its pre-school activities.  
The building has internet access and catering facilities; 

• two churches in the parish have rooms available for hire either within or adjacent to the 
church building.  They are primarily used to support the churches’ religious, pastoral and 
outreach work and not actively marketed for secular use; their main users are their respective 
congregations.  There is no internet access and the use of catering facilities is restricted. 

The cost to hire rooms at the community centre are of the order of £15-20 per hour depending 
upon the size of room requested; for using the rooms in the Methodist Church, SDPC pays £15 
an hour. 

As can be seen from the financial information provided, SDCC intends to charge £10.50 per hour 
for regular users and up to £25 per hour for occasional use (described as “premium” lettings).  
Although the provision of such facilities is not seen to be cost sensitive, this is clearly competitive 
pricing. 
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Set against these facilities, the library building has a number of advantages: 

• A central location.  This is indubitably advantageous to many, particularly the elderly or 
vulnerable persons in the community.  The convenience of the location makes the library and 
attractive venue for a wide variety of events which, as it is located on the main road through 
the village, can be easily publicised    

• A more inviting interior décor.  The building is light and airy and relatively modern, 
particularly when compared to either Sowood or the church accommodation available.  The 
main room is a particularly suitable size; small enough to avoid a feeling of being “lost” in a 
large space for smaller events and yet large enough to create a suitable distance between 
participants.  As a venue for children’s parties for example, it cannot be matched by the 
alternatives.  

• Daytime availability.  As noted above, Sowood’s availability during the day is constrained by 
its use for pre-school activities.  This has created obstacles for some of its existing users, such 
as the WI, who would like to hold meetings during the day as well as at weekends.  The WI 
are keen to use the library building on a regular basis for this purpose and are one of the 
organisations identified as potential users.   

In summary, the  former library building has a more welcoming atmosphere, with strong potential 
as a central location for activities beyond those already identified, such as Ward Councillor 
surgeries, neighbourhood police meetings, educational purposes such as the University of the 
Third Age or Adult Learning Classes.  Its main selling point is that it will not be a building just for 
hire but a focus for supported community activity; a place where SDPC, Calderdale MBC and 
others can work together to deliver real improvements and support for the community.  
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5. RESOURCES 

5.1 Governance 

As previously indicated, it is proposed that SDCC will be created as a registered charity in order 
to enter into a lease agreement with CMBC for the purpose of assuming responsibility for the 
operation of the community centre and in order to maintain the building to the standard 
required.  As a constitution, the Charity will adopt the Foundation CIO model set out by the 
Charity Commission as set out below: 

2016-10 CIO 
Foundation Model C 

Initially, the Trustees will be appointed by SDPC and, in the first years of operation would be as 
set out in Appendix 2 of this document.  It is the Council’s intention to gradually withdraw except 
for a single representative as a minimum, allowing other Trustees to be appointed.  Again, over 
time, the Trustees will consider adopting a CIO Association Model, which would permit all 
registered members to have a vote on the affairs of the Charity. 

The decision to operate the community centre as a charity separate from SDPC rather than SDPC 
operating it directly is for the reasons set out below: 

• The availability of powers.  SDPC has powers as set out in the Local Government 
(Miscellaneous Provisions) Act 1976 to acquire and provide premises and staff “for the 
use of clubs or societies having athletic, social or recreational objects”.  However, 
expenditure by a Parish Council is subject to legislation and regulation which could impact 
on future plans for SDCC.   These do not apply to charities in the same way, as these are 
regulated by the Charity Commission. 
 

• A focus on activities.  The view of SDPC is that it is not one of its primary functions to run 
the community centre and to do so would draw away a disproportionate amount of time 
and resource from its other functions as a local authority.  A more “arm’s length” business 
relationship is preferred. 
 

• Encouraging local involvement.  Obtaining local involvement in both the running and use 
of the proposed community centre is a key critical success factor.  SDPC consider that 
there would be greater involvement from the community if the centre is not seen as a 
Parish Council adjunct but a separate, independent organisation empowered to manage 
its own affairs. 
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• The availability of grant funding.  As a community centre operated by a charity 
incorporated organisation, there will be a wider availability of grant funding, particularly 
for capital works.  Anticipated funding from these sources to finance the repairs and 
maintenance programme has been kept at conservative levels and given the 
Government’s announcement of the Community Ownership Fund and others, optimism 
is high that these budget estimates will be comfortably exceeded. 

5.2 Staffing 

As set out in Section 2.2, there is a need for an administrator and a caretaker, although ideally 
both roles would be undertaken by the same person, supported by volunteers.  The budget allows 
for approximately 10 hours per month of effort throughout the plan period. 

Administrator 

The requirement here is for a person to take on the day-to-day responsibility for the building and 
its operations, covering: 

• Maintaining financial records coving income, expenditure and budgets 
• Administering a booking system 
• Managing arrangements for contractors and external service or utility providers 

Initially, the Parish Clerk will perform this role with the support of volunteers until the Trustees 
are in a position to appoint others to perform this role.  The accounting and booking systems 
used to support these operations will be those acquired by the Council for its own purposes in 
2021 but as a separate set of accounts and separately audited. 

Caretaker 

There is a need to appoint someone to provide the following: 

• Access to the building 
• Supervision of its use and the facilities and equipment within it by organisations and 

individuals 
• Basic care and maintenance 
• Supervision of contractors such as cleaners as required. 

Although the Caretaker may offer advice and assistance to hirers in the use of furniture and 
equipment, it shall be the responsibility of the hirers to set out furniture and equipment for the 
purpose of each hire and to clean and return these to their original positions at the end of their 
activity.  Again, the Council expects this to be a part-time activity and a parishioner has already 
put their name forward for this role. 
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At this point, no other staffing requirements have been identified and the necessary budget 
implications for the two positions above have been identified and accounted for in the section of 
this document dealing with the financial aspects of this business case. 

5.3 Training and Development 

SDPC is a strong supporter of the need to appropriately train and develop both staff and members 
of the Council as part of its drive to acquire independent quality accreditation as set out in its 
own business plan.  It will seek to transmit this ethos to the Trustees when they are appointed. 

The Trustees will develop and implement training schemes appropriate to the work of the 
community centre and the needs of volunteers and staff employed in operating it as part of 
annual business planning and establish a budget for the purpose.  All volunteers and staff will 
benefit from the training and development opportunities provided locally by the VSI Alliance, in 
which CMBC is a participant and SDPC has registered an interest. 

5.4 Premises 

As its current owners, CMBC will be familiar with the premises known as the former Stainland 
Library building and be aware that it consists of the following: 

• An entrance hall, with a toilet opposite suitable for the disabled as well as all genders 
• A large main room, occupying the majority of the building floorspace 
• A side room, formerly used as an office and for storage, in which there is a sink and a toilet. 

CMBC have made clear that it is a specific objective of the CAT process that all costs and liabilities 
associated with the operation and maintenance of the building will be transferred to SDCC as a 
condition of the lease agreement and it provided a list of recommended repairs to the building 
for the next five years, costing about £61,000 at 2020 prices.  SDPC instructed Longden & Cook 
to carry out a full survey and to validate the list of repairs and their associated estimates.  Their 
report has been attached as Appendix 5 of this document and has been discussed with CMBC 
representatives, most recently at a meeting on 26 November 2021.  

SDCC anticipate that, as a result of accepting these liabilities, further discussions are needed to 
conclude issues such as liability for dilapidations when negotiating the lease agreement as well 
as any conditions imposed on internal or external development of the building to meet future 
operating requirement.  This is a point originally made by CMBC. 

A table setting out the proposed repair items, latest cost estimates and phasing was set out in 
the Executive Summary of this report and has been reproduced below: 
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These cost estimates were provided by Longden and Cook and based on 2021 pricing.  They are 
subject to the assumptions made in the report and the results of any further surveys required. 

In addition to the above estimates, SDPC has it in mind to make alterations to the side office to 
provide facilities for providing light refreshments.  The timing of these improvements is not 
essential to any of the uses proposed in Section 3.1 of this document but would be an 
enhancement to the facilities available and enhance the attractiveness of the building to 
potential hirers. 

A budget of £3,000 for this and other minor alterations to the building seems reasonable subject 
to survey and has been allowed for in the budget estimates for 2023/24.   

A further £15,500 has been included in the budget estimates for the last two years of the plan 
period; this is in the nature of a contingency sum to pay for projects such as replacing windows 
or internal alterations should that be necessary. 
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5.5 Legal Requirements 

This section covers the legal obligations incurred in operating the building, such as Health and 
Safety and insurances for the building, contents, employers’ and public liability.  SDCC will be 
required to take account of operating policy requirements as set out in Section 5.6 and to arrange 
appropriate insurance cover. 

An estimate has been sought from SDPC’s insurers as the extent of cover provided will be 
substantially the same as that enjoyed by the Parish Council and the likely premium figure has 
been included in the budget estimates discussed in that section of the business plan concerning 
finance. 

5.6 Policies and Procedures 

If the CAT of the building to SDPC takes place, it is clear that appropriate policies and procedures 
will need to be developed and implemented.  These will include but not be restricted to: 

• Building Management 
• Contract Management 
• Equality and Diversity 
• Financial Management and Controls 
• Health and Safety 
• Induction and Training Development 
• Lettings Management 
• Recruitment 
• Safeguarding. 

SDPC’s existing policies in these areas are approved by YCLA and the majority are based on NALC 
templates.  These will be used as the basis for developing SDCC’s own policy portfolio.  
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6. MARKETING 

SDPC already has well established communication channels, such as quarterly newsletters to all 
residents, articles in a local free advertiser (Go Local) and a redesigned and comprehensive 
website was released in October 2021 (https://sdpc.uk).  Although SDPC’s website will provide 
publicity for the community centre, SDCC will probably want to create one of its own to support 
booking hires in particular. 

Each of these channels will be used jointly to promote the use of the building and to advertise 
local events.  Most if not all organisations intending to use the building have of course their own 
advertising channels, which they use to communicate events and attract members; SDCC will 
work with these organisations to develop maximum synergy in marketing events. 

6.1 Utilisation 

The success and financial viability of the centre depends on meeting utilisation targets described 
elsewhere in this document, with priority given to those organisations which are well established  
and able to commit to a regular series of timetabled events at regular intervals.  This is easier to 
administer and to timetable, builds useful relationships with individuals who may subsequently 
accept roles in helping to run the centre and helps to build a sense of constant activity 
contributing to positive momentum and perceived success.  The Council will need to be 
responsive, adaptable and supportive of their activities in order to leave these users with a sense 
that the centre has now become their home. 

Apart from the challenge of managing availability to suit the needs of users, SDCC will wish to 
consider pricing policies which provide an incentive to organisations and individuals willing to 
make regular and pre-planned use of the building by operating a two-tier pricing table; 
“standard” and “premium”.  Assumptions have been made about potential approaches to this 
question in the financial sections of this document. 

6.2 Activities Supported 

It is clearly ideal that the activities and events hosted at the centre meet the needs and 
aspirations of the community as much as possible as this, it is assumed, would lead to a high take-
up and financial viability.  From its inception therefore, the centre will need to ensure there is a 
sufficient variety of events and activities in the programme to provide something for all age 
groups and all walks of life; a “generalist” strategy.  This will serve whilst the community gets to 
know the centre and the centre begins to properly understand its users. 

  

https://sdpc.uk/
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As it becomes established however, the centre may become more successful as a result of being 
known for a particular genre of activities; a centre for the performing arts, a centre for wellbeing, 
a centre for educational opportunity for example.   This could be considered a more “specialist” 
approach; whilst continuing to support usage for a variety of purposes, the marketing of the 
centre would be to cater for a specific audience and to tailor its offering towards the needs of 
that audience. 

Marketing in support of this approach tends to be more focused and therefore effective, 
provided the right audience has been targeted and the potential audience sees an advantage in 
coming to the centre as opposed to elsewhere.  The disadvantage is that, in catering for this 
audience, users may not be as locally based and, if not careful, the idea of a community centre 
for all age groups might become compromised. 

The answers to this conundrum can only come in time but the point is illustrated as it is a major 
business issue with marketing implications.  It can be anticipated that the Trustees will pay close 
attention as the business of the centre develops in order to determine the right approach and 
undertake regular satisfaction surveys to provide customer service. 
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7. CAPITAL FINANCE 

7.1 Summary of Capital Development Work 

A structural survey of the building was undertaken by Longden and Cook Real Estate Limited of 
Bury, Lancashire and their report is attached to this document as Appendix 5 and dated  22 
October 2021.  The report identified a three-year programme of capital works required to 
maintain the building in good order, totalling £32,350 at 2021 prices.  

Estimates have not been sought to convert the side office into a kitchen at this stage but a figure 
of £3,000 has been allocated for this and other works in the budget statements prepared and 
shown in this document.  Further, a total contingency sum of £15,500 has been allowed for to 
cover Years 4 and 5 of the plan, when it can be reasonably expected that window replacements 
or other high-cost repairs may be necessary.  

7.2 Breakdown of Capital Costs 

This has been itemised previously but is included again here for convenience: 
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7.3 Capital Funding 

The draft budget for the Repairs Programme is set out below, showing the sources of finance: 

 

From the above, it can be seen that: 

• Significant financial support will be provided by SDPC in the first two years of the plan and 
repayment of these loans will be made in Year 3 and subsequent years at a rate of £2,500 per 
annum 

• SDCC anticipate receiving grants towards this capital programme of approximately £3,000 to 
£4,000 per annum except for Year 1 

• Contributions from net income from lettings will steadily increase in line with projected 
utilisation forecasts to a total of just over £2,800 by the end of the plan period. 

SDPC will commence ringfencing the sums indicated each year from FY2022/23 onwards in the 
event that their application for a CAT for the former library building is approved. 

SDCC will submit applications for grant funding to those institutions providing such finance, such 
as the Calderdale Community Foundation, the Government’s Community Ownership Fund and 
the National Lottery.  SDPC has confidence that the sums set out in the table above are 
achievable. 

7.4 Capital Delivery Plan 

The works required will be carried out in three phases over the next three financial years, as 
detailed in the surveyor’s report and summarised in sub-section 7.2 above. 
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The first phase is considered as the minimum required prior to re-opening the building, with the 
majority of works carried out in 2023/24.  The remaining items will be completed the following 
year. 

7.5 Project Management 

The Parish Council working through its Proper Officer has oversight  of the work of the Trustees 
in the planning and implementation of the Repair and Maintenance Programme.  We are 
fortunate in that the surveyor employed by Longden and Cook has volunteered to advise and 
assist the Council and the Trustees in organising and checking the work carried out on a voluntary 
basis. 

Minor works such as repainting, filling cracks and other day to day maintenance tasks will be 
undertaken by volunteers associated with the community centre. 

7.6 Grant Income 

As a charitable entity, SDCC can apply to different grant making organisations to help with 
upgrading and improving the building and its facilities.  This is a fluid landscape, as different 
funding streams open and close and also funders change their criteria.  As an inclusive community 
facility, SDCC will look to apply to appropriate funds to supplement income. 

Locally SDCC would look to engage with Community Foundation for Calderdale (CFFC), who look 
after many different funds, including one specifically covering Stainland and District.  Nationally 
there is also the Government’s Community Ownership Fund it can apply to.  A Trustee with 
experience in this area would be very helpful in the first few years. 
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8. REVENUE FINANCE 

8.1 Summary of Revenue Finance 

The income for the CIO will be derived from anticipated revenues from lettings, including annual 
payments from SDPC to cover its use of the building for meetings of the Parish Council and its 
committees and as a base of operations for the Parish Clerk.  Workings and assumptions used to 
determine forecasts of income and expenditure for the purposes of this business plan appear in 
sub-section 8.3. 

8.2 Revenue Budget 

The draft income and expenditure statement for the plan period is set out below: 
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The budget statement above shows that annual income is set to increase in line with utilisation 
and grant income assumptions from just under £5,000 in Year 1 to approximately £15,500 in Year 
5.  Operating costs similarly increase from just over £5,000 in Year 1 to around £8,000 by the end 
of the plan period.  The resulting net income goes to part finance the repairs and maintenance 
program. 

8.3 Assumptions and Pricing Policy 

Assumptions made in arriving at these figures are set out below: 

 

The pricing policy distinguishes between regular users of the building, who attract a rate of 
£10.50 per hour (comparable with similar facilities elsewhere) and once-off or infrequent users 
such as birthday party organisers at a rate of £25.00 per hour rising to £30 in 2024/25. 

8.4 Value Added Tax Registration 

As a small charity the CIO would not be required to register for VAT as annual turnover will be 
below the figure required for VAT registration.  However, it is advantageous to register voluntarily 
as in the early years the CIO is likely to have more VAT on purchases than income because of the 
requirement to finance the building programme and other setup costs.  The budget set out above 
assumes that the CIO has adopted this strategy. 
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Insofar as hirers are concerned, the budget assumes that hire rates are inclusive of VAT as most 
hirers apart from the Parish Council are unlikely to be registered for VAT, with the effect that  

Once the majority of the repair program has been completed the Trustees will need to review 
whether it makes sense to remain VAT registered. 
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9. EVALUATION 

8.1 Reviewing our progress 

In terms of governance, the Trustees will be expected to meet on at least a monthly basis to deal 
with day-to-day management matters and to monitor performance against plan in terms of 
people, finances employed and outcomes. 

At both mid-year and at the end of the year, this document will be reviewed by the Trustees to 
determine the progress achieved against what has been planned and, where change is indicated, 
make changes to the business plan as seems appropriate.  The results of this exercise will be 
shared with the Parish Council and CMBC through the JVA. 

As part of its own strategic planning, SDCC may wish to modify the mission statement or the 
objectives and strategy of the community centre to meet what they see as being desirable, 
considering matters such as external factors, perceived changes in demand or opportunities 
which may become apparent.  These directions will be strategic and form inputs to the strategic 
planning carried out by the Trustees themselves. 

In all cases, it is important that the Trustees engage in comprehensive consultations with 
parishioners, delivery partners and others to ensure that the community centre continues to 
deliver outcomes seen by parishioners as being relevant and meeting demands. 
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10. APPENDIX 1 - STAFFING STRUCTURE 

The structure is as defined in the description of SDCC’s organisation is Section 2.2 of this 
document and is reproduced below: 

 

The structure therefore envisages that the centre will employ one or two part-time employees 
to fulfil the roles of Administrator and Caretaker and the costs of these resources is included in 
the budget plan. 
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11. APPENDIX 2 - TRUSTEE BIOGRAPHIES 

 

SIMON BOTTOMLEY, B.A. (Hons), ACMA 
Simon has spent his entire career working in finance roles up 
to and including Board level, principally within engineering 
companies.  Prior to retirement, he held a position as Finance 
Director  and Company Secretary for a multinational company 
with interests in the UK and abroad.  He has pursued interests 
with community involvement from the age of 16, principally 
in the sporting arena.  Since finishing paid employment he has 
expanded his voluntary activities, joining the Rotary Club of 
Halifax, becoming involved with a national charity and an 
active Trustee for a local Charity. 
 

 

PETER LASSEY, M.A., B.A 
Peter is an Associate Professor at the University of Bradford 
and has held senior positions at the University for nearly 20 
years, managing staff, resources, and projects.  Prior to joining 
the University of Bradford, he was a freelance researcher and 
management consultant and expert in organisational 
development.   As an active citizen he is involved at Board 
level in several voluntary organisations, including as the 
Chairman of White Ribbon UK, the leading national charity 
dedicated to engaging with men and boys to end violence 
against women.  His primary skills are in  educational 
development, communications and marketing. 
 

 

GUY LIDDELL, F.B.C.S., C.Eng., PGCE 
Guy’s career has included board-level positions in two 
multinational law firms as well as working as a management 
consultant and project manager both in the UK and abroad for 
Deloitte and others.  During his consultancy career he advised 
clients on organisation development, procurement, business 
process improvement and information technology.  He also 
holds postgraduate teaching qualifications.  He has been the 
deputy leader of a Borough Council, responsible for areas such 
as Planning and Performance Review and is the current 
Chairman of SDPC.  
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LAURA WHITE-SCOTT 
Laura is the current Parish Clerk  and Proper Officer of SDPC.  
Laura has undertaken a wide variety of customer-facing and 
administrative roles, including operating at a senior level 
supporting executives at Board level as a Personal Assistant, 
acting as a School Administrator and a period in Financial 
Services, operating as a Fraud Investigations Officer.  Her skills 
in her current role encompass acting as the Council’s Proper 
Officer and also as the Responsible Financial Officer of the 
Parish Council, providing guidance to members of the Council 
and managing its financial and human resources. 
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12. APPENDIX 3 - CASH FLOW FORECAST 
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13. APPENDIX 4 - RISK ANALYSIS 

The Risk Register is a dynamic record which will be kept up to date and reviewed regularly by 
the Trustees and the Parish Council.  Currently it has the following entries: 
 

RAG Description Narrative Mitigation Action 
1 Utilisation Income is dependent upon 

specified utilisation and is 
a defined target outcome 

Established groups 
have been identified 
and will be 
encouraged by pricing 
policy to ensure there 
is a base of regular use 
which can be built 
upon.  The Parish 
Council could be 
considered as an 
anchor tenant, 
providing £4,000 p.a. 

Monitor by 
Trustees and 
Council 

2 Repairs 
Estimates 

The extent of the required 
repairs may be greater 
than first thought 

The list has been 
prepared and 
validated by CMBC 
and external surveyors 
and should be 
accurate.  Any 
overspend can be 
accommodated by 
increasing SDPC’s 
loans 

Monitor by 
Trustees and 
Council 

3 Lease 
Obligations 

The lease and the JVA 
remain to be negotiated 
and may generate issues 

Agreement to be 
drawn up in discussion 
to ensure terms are 
acceptable 

CMBC/SDPC 

4 Dilapidations In some circumstances 
SDPC could be liable for 
any dilapidations upon 
termination 

To be determined 
during CAT 
negotiations 

CMBC/SDPC 

5 Targeting 
inappropriate 

Ensuring balance between 
generalised use and 
specialist use (see plan) 

Trustees to determine 
mix in close 
consultation with 
users 

Trustees/SDPC 
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RAG Description Narrative Mitigation Action 
6 Trustee 

Board 
It may be difficult to 
assemble a Trustee Board 
with sufficient skills and 
experience after the initial 
appointments lapse 

Undertake succession 
plan early and ensure 
adequate training is 
provided 

Monitor by 
Trustees and 
Council 

7 Staff 
Availability 
& Retention 

Although SDPC will provide 
initial administrative and 
financial support, a person 
as Administrator and/or 
Caretaker is essential to 
continued operation. 

Parish Clerk and 
Warden able to fulfil 
roles in the interim.  
Subject to an increase 
in hours and 
additional payment, 
this may be the 
permanent solution 

Monitor by 
Trustees and 
Council 

8 Grant 
Finance 

Need to generate 
successful applications 
each year to finance 
improvements 

Pre-selection of likely 
funding agencies; 
some already 
identified. 

Trustees/Council 

9. Lease and 
JWA 
conditions 

The conditions may be too 
onerous to operate within 

Early sight of JWA and 
conditions has been 
given; this is unlikely 
to be a showstopper 

SDCC/SDPC and 
CMBC 
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14. APPENDIX 5 – SURVEYORS’ REPORT 

The report is attached as an embedded document within this document and accessible by clicking 
on the icon below. 

Adobe Acrobat 
Document  
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15. APPENDIX 6 – FINANCIALS 

The following EXCEL files contain the financial reports set out in this document and include all 
working: 

SDCC Financial 
Papers.xlsx  
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