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London Borough of Hammersmith & 
Fulham

OFFICER DELEGATED DECISION 

05 April 2019

APPROVAL TO ENTER INTO A TRIPARTITE AGREEMENT WITH 
A2DOMINION DEVELOPMENTS AND THE LONDON QUAKERS 
PROPERTY TRUST TO DISPOSE OF LAND AT THE FORMER 
BRADMORE PARK CHILDREN'S CENTRE TO BUILD A REPLACEMENT 
MEETING HOUSE FOR THE HAMMERSMITH QUAKERS FRIENDS 
MEETING
Classification: Open Report with Exempt Appendix

This report is exempt from disclosure because  it  contains  information  
relating to the financial or business affairs of a person (including the 
authority holding that information) under paragraph 3 and legally 
professional privileged under paragraph 5 of Schedule 12A of the Local 
Government Act 1972, and in all the circumstances of the case, the public 
interest in maintaining the exemption outweighs the public interest in 
disclosing the information

Key Decision: No

Wards Affected: Ravenscourt Park

Decision Maker: Jo Rowlands , Strategic Director, Growth, and Place

Report Author:
Archie Adu-Donkor, Major Projects 
Manager, WKSR Programme

Contact Details:
T: 020 8753 5535
E: archie.adu-donkor@lbhf.gov.uk

AUTHORISED BY:
Strategic Director, Growth, and Place has 
signed this report

DATE: 5 April 2019
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1. EXECUTIVE SUMMARY

1.1. This report seeks approval to enter into a Tripartite Agreement (TA) for 
the disposal of land at the site of the former Bradmore Park Road (BPR) 
Children's Centre to the London Quakers Property Trust (LQPT).

1.2. This report also seeks approval to enter into a Development Agreement 
(DA) with A2Dominion Developments Ltd. (A2D) and the LQPT to build a 
replacement Friends Meeting House for the Hammersmith Quakers 
(HQFMH) at the BPR site.

1.3. The relocation of the existing HQFMH located at 20 Nigel Playfair Avenue 
will release this site to enable delivery of the West King Street Renewal 
(WKSR) Programme.

1.4. The replacement HQFMH is part of the initial phase of the build 
programme for the WKSR Programme. If the TA is not concluded on time it 
will delay the construction of the replacement HQFMH and increase the 
cost of decant accommodation. This delay will put the overall WKSR 
Programme at risk.

1.5. This report also highlights the enabling actions required by the Council to 
progress delivery of the TA. The conclusion of this TA and timely 
completion of the replacement HQFMH is critical to the successful delivery 
of the WKSR scheme, which the Council's Planning and Development 
Control Committee (PADCC) resolved to grant planning permission at their 
meeting on 12th February 2019.

1.6. The exchange of land ownership at Bradmore Park Centre (BPR) Friends 
Meeting House - Hammersmith Quakers (HQFMH) will only occur after 
practical completion of the new Friends Meeting House. This facility is due 
to be completed in Spring 2020.

1.7. Under Section 233 of the Town and Country Act 1990 and Best Consideration 
Regulations, the Council has applied to the Secretary of State for consent of 
this disposal. The Council expects a decision in late Spring 2019. This 
consent is not limited to Bradmore Park Rd site alone but for the whole 
WSKR scheme.

2 RECOMMENDATIONS

2.1 That the Council enters into a Tripartite Agreement with A2Dominion 
Developments Ltd and the London Quakers Property Trust (LQPT) to 
dispose of land at the former Bradmore Park Children's Centre site to the 
London Quakers Property Trust.

2.2 That the Council enters into a Development Agreement with A2Dominion 
Development Ltd and LQPT to build a replacement Friends Meeting House 
for the Hammersmith Quakers at the Bradmore Park site.
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2.3 That the Council issues a Building Licence to A2Dominion Development 
Ltd to commence enabling works for the construction of the replacement 
HQFMH at the former Bradmore Park Children's Centre site, pending 
completion of the TA and DA.

2.4 Note that a separate capital budget (amount detailed in Exempt Appendix 
1) in respect of expected SDLT relating to the HQFMH will be requested in 
the next capital monitoring report, should this not be approved these costs 
will be managed from contingencies in the wider King Street Capital 
Budget.

2.5 Note that there is a financial risk in relation to Council's recovery of VAT 
costs, should the risk materialise, and the Council not be able to recover 
VAT (estimated amount detailed in the Exempt Appendix), a further 
decision report will be required to fund this.

3 REASONS FOR DECISION

3.1 In December 2018, Cabinet agreed the following recommendations as 
part of the approval of the business case and delivery strategy for the 
West King Street Renewal Programme:

i. To delegate authority to the Strategic Director, Growth and Place in 
consultation with the Strategic Director for Finance and Governance, 
as recommended by the Head of Asset Strategy and Property 
Portfolio, to negotiate and enter into contractual arrangements for 
the disposal of land at the Bradmore Park Road Children's Centre, 
subject to the Council obtaining best consideration, and acquisition 
of the Quakers Meeting House within the site, for delivery by the JV 
of new accommodation for the Quakers.

ii. To authorise the disposal of land at the former Bradmore Park 
Road Children's Centre pursuant to section 233 Town and Country 
Planning Act 1990.

3.2 The JV referred to in item 3.1(i) has not been formed yet so the relevant 
contracting party for this purpose will be A2D. The JV is expected to be 
formed by Autumn 2019.

3.3 Under item 3.1(ii) this Act applies to the regeneration sites within the 
WKSR programme. These sites include Bradmore Park Road (BPR). The 
Council has sought valuation advice on this Act from BNP Paribas 
Consultancy. This includes Best Consideration and Existing Use valuation 
advice.
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3.4 The Council, A2D and the LQPT are working progressively to complete the 
TA and DA. The documentation should be ready to sign off by all three 
parties in March 2019. The TA will provide for the Land Swap Process 
and enable the construction of the replacement HQFMH on the BPR site 
in accordance with the DA.

3.5 It is important that the TA and DA are concluded in a timely manner to 
give A2D assurance to proceed at risk and start enabling works this 
March 2019. It is also important that the new replacement facility is built 
on time so that the existing HQFMH on Nigel Playfield Avenue is handed 
over to the Council to prevent any delays to the WKSR programme.

4 PROPOSAL AND ISSUES

4.1 The relocation of the existing HQFMH located at 20 Nigel Playfair Avenue 
will release this site to enable delivery of the WKSR Programme.

4.2 The WKSR construction programme is dependent on the timely 
completion of the replacement HQFMH, by early 2020. A2D has agreed 
to fund the design and build of the replacement HQFMH at risk before the 
WKSR Joint Venture goes unconditional in April 2020 (at which points the 
costs will be met by the JV).

4.3 If the scheme does not go unconditional, the Council has agreed to meet 
these costs given the added value that the delivery of the new HQFMH will 
have released the site at 20 Nigel Playfair Avenue for development.

4.4 A2D has also agreed to start Enabling Works and Site Investigations at 
the BPR site under a Licence from the Council at risk, before the TA/DA is 
signed. This is to ensure that the start date for the replacement HQFMH 
construction programme is achieved.

4.5 The plan is to conclude the TA and DA in April 2019 so that construction 
works at the BPR site can start without delay. The Hammersmith Quakers 
are expected to occupy their replacement accommodation at BPR by 
Spring 2020 to release the existing site at 20 Nigel Playfair Avenue for 
redevelopment as part of the WKSR scheme.

4.6 Stamp Duty Land Tax (SDLT) and VAT Implications are detailed in 
Exempt Appendix 1.

Provisional Key Dates

4.7 Enabling Works Stage:

• Letter of Intent from A2 Dominion - March 2019
• License for Enabling Works - March 2019
• Planning Conditions for Start on Site - March 2019
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• Start on Site - (1-week Mobilisation) - March 2019
• Start Demolition - (4 & 5 weeks Activity) - March 2019
• Internal Approvals for Tripartite Agreement - by April 2019
• Signing of Tripartite Agreement - by April 2019

4.8 Construction Works Stage:

• Construction - (Estimated at 12 Months)- by Spring 2019 to Spring 
2020

• Joint Venture (JV) Agreeement - by Autumn 2019
• Unconditional Date for JV - by Spring 2020

Programme Risk

4.9 The Council's Development and Joint Venture Partner (A2 
Dominion) has agreed to proceed at risk (but with the financial 
support of the Council if the WKSR scheme does not proceed). This 
is to ensure that the tight HQFMH programme is achieved and to 
mitigate risk on the main WKSR Programme. The successful delivery 
of the main programme depends on HQFMH Programme completing 
on time.

4.10 A2 Dominion has also agreed to start works under a Building Licence 
before the TA is concluded. This is to prevent any delays and to ensure 
that the programme is completed on time. A2 Dominion also plans to 
start construction works at risk (but with the financial support of the 
Council if the WKSR scheme does not proceed) once the TA is signed 
off. The Land Swap will occur in Spring 2020.

4.11 Starting construction works before the JV is established will help to 
ensure that the programme is completed on time.

4.12 If the HQFMH Programme is delayed this will impact on the main 
programme. This impact includes the cost of occupying Temporary 
Decant Accommodation for a longer time than expected and delays to 
the recant programme.

5 OPTIONS AND ANALYSIS OF OPTIONS 

Option 1 - Do nothing

5.1 The construction of the replacement HQFMH on the BPR site is a key 
dependency for the WKSR Programme. Failure to enter into TA/DA 
with A2D and the LQPT means that the proposed land swap cannot be 
completed and vacant possession of the existing HQFMH cannot be 
achieved. This would mean the proposed WKSR scheme cannot be 
delivered.

5.2 This option is not recommended.
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Option 2 - Do not proceed until the JV partnership and CLSA between the 
Council and A2D are legally completed.

5.3 The Council could wait until the main WKSR Conditional Land Sale 
Agreement (CLSA) and JV documents are legally completed. The 
intended legal completion for the main WSKR legal documents is not 
going to occur until summer 2019. Therefore, this would result in a 
minimum three-month delay at the first stage of the main WSKR 
construction programme. 

5.4 The key financial impact would be Decant Accommodation being required 
by the Council for longer than currently envisaged beyond May 2022. A 
minimum three-month delay would potentially result in extra rent charges at 
Shortlands and the Clockwork Building. The monthly rent impact for any 
details is detailed in Exempt Appendix 1. The Council would also have to 
bear other occupational property running costs including business rates, 
service charges, insurance and FM costs too.

5.5 This option is not recommended.

Option 3 - Enter into Tripartite Agreements with A2D and LQPT for the 
proposed land swap (TA) and Development Agreement (DA) of a 
replacement HQFMH at the BPR site.

5.6 For the reasons outlined in paragraphs (5.1 to 5.3) above and to mitigate 
the risk of delays and increased costs to the WKSR Programme, this 
option is recommended.

6 CONSULTATION

6.1 Approval of the business case (which included external advice from 
Deloitte, Gowling WLG and BNP Paribas) and the delivery strategy for the 
WKSR Programme was provided by Cabinet on 3rd December 2018 and 
by Full Council on 23rd January 2019. Consultation with relevant Council 
departments and Elected Members was undertaken in advance of these 
decisions being taken. This included consultation on the proposed land 
swap with the LQPT.

6.2 Extensive consultation with residents and key stakeholders (such as the 
Disabled Residents Team) was undertaken during the early design 
development of the WKSR scheme. Furthermore, detailed proposals for 
both the replacement HQFMH at the BPR site and the main WKSR 
scheme have been the subject of statutory consultation as part of the 
planning application process.

6.3 The WKSR Programme team has led negotiations with the LQPT and A2D 
and worked with Gowling WLG to prepare the legal documents to 
undertake the land swap and the TAIDA. The Head of Asset Strategy has 
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provided advice and input into the Heads of Terms at the outset and 
provided input into the structure of the legal documents working with 
Commercial Lead and Gowling WLG.

6.4 The Strategic Director for Finance and Governance has been consulted on 
the decision to be taken by the Strategic Director, Growth & Place under 
delegated powers via this report.

7 LEGAL IMPLICATIONS

7.1 Legal implications are detailed in Exempt Appendix 1.

Legal Comments completed by Richard Beckingsale at Gowling WLR Legal 
Advisors. Tel 07968 984 110

Implications verified by Adesuwa Omoregie: Chief Solicitor 
(Planning, Highways, Licensing and Property Tel 0208 753 2297

8 FINANCIAL IMPLICATIONS

8.1 Financial implications are detailed in Exempt Appendix 1.

Implications completed by: Emily Hill, Assistant Director, Corporate 
Finance, Tel 020 8753 3145.

9 RISK MANAGEMENT

9.1 Officers have considered the risks associated with the various stages of this 
overall programme, as reported previously to Cabinet in January 2019 and, in 
respect of this specific transaction as set out above. They have sought to put 
in place appropriate mitigations. It is recommended that they continue to 
review, monitor, and escalate as appropriate until the programme objectives 
have been delivered and ensure that new risks identified are assigned to risk 
owners. The financial implications section in this report identifies many key 
financial risks which will need to be closely monitored and managed and 
subject to regular reporting to Members.

9.2 The Cabinet report in January 2019 makes it clear that the Council is yet to 
receive a best consideration report for the value of its land and as a result, the 
JV Financial Model, including associated equity contributions and the ultimate 
profitability of the proposed delivery model, are all draft and subject to material 
change. Given the sensitivity of this value to the project's viability, this poses a 
significant and material risk to the project and means that there are risks 
associated with this transaction should the overall programme not proceed.

9.3 Officers will also need to ensure they act on all specialist financial and legal 
advice/reports received when progressing the relevant transactions and provide 
appropriate assurances to the Chief Executive and Members that this has been 
done. This will mitigate the risk of challenge or potential qualification by the 
Council's external auditor as part of their audit procedures.
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9.4 The report sets out delegations to officers in terms of decisions required to 
progress the programme. Officers should ensure that all decisions are 
appropriately documented, retained and reported to Members to demonstrate 
that decisions have been taken in line with delegations granted.

9.5 Given the significance, value and complexity of the proposed programme, 
officers should set out the officer and member governance arrangements which 
will provide programme oversight and assurance and ensure that costs are 
appropriately controlled, and key actions taken once appropriate consents and 
approvals have been confirmed.

9.6 Implications validated by: David Hughes, Director of Audit, Fraud, Risk, and 
Insurance, tel: 0207 361 2389.

10  BACKGROUND PAPERS USED IN PREPARING THIS REPORT

None

11 LIST OF APPENDICES 

Exempt Appendix 1


