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Summary 
 
This report requests approval for develop and thrive and strengthen local citizenship and 
engagement. the Council to grant the resident led SEACC Trust, once established, a lease for 
the Sands End Arts and Community Centre (SEACC) and adjacent Seed Bank, for an initial 
term of 60 years, with an option to extend to 99 years.  
 
SEACC replaces the Sands End Community Centre that was closed in 2013, with a new centre 
run by and for local people. Funding has been negotiated from developers for the construction 
and start-up costs and the SEACC Trust will raise its own long-term funding, so the facility does 
not represent a cost to residents. 
 
SEACC is in line with the Council’s medium and long-term objectives of ensuring the availability 
and sustainability of community-based assets now and in the future. The Council believes that 
dynamic community buildings, which are run by locally led organisations for the benefit of 
residents, can be the bedrock for resilient, sustainable local communities. They can offer a 
wealth of opportunities and services which help neighbourhoods 
 
Third sector organisations like the SEACC Trust are also able to access funding, donations and 
expertise which are not available to local authorities. 
 

 
  Recommendations: 

 
1. To grant the lease of SEACC and the Seed Bank to the proposed SEACC Trust, for an 

initial term of 60 years with an option to extend to 99 years in accordance with the Heads 
of Terms and conditions contained in Appendix 1. 
 

2. To delegate authority to the Interim Strategic Director for the Economy in consultation with 
the Head of Law and the Cabinet Member for Finance and Commercial Services, to finalise 
and complete negotiations with the SEACC Trust in order to give effect to the decision in 1 
above. 

 



3. To approve a grant of the balance of £400,000 after the deduction of costs of fit-out of 
SEACC by the Council, to be funded by a combination of remaining Tideway grant 
balances and s106 receipts in hand, to the SEACC Trust for equipment and cash flow.  

 
4. To delegate approval of the actual grant amount to the Strategic Director for the 

Environment. 
 

5. To delegate approval of the Business Plan of the proposed SEACC Trust to the Strategic 
Director of Environment in consultation with the Cabinet Member for the Economy, 
following its approval from the Charities Commission, for the sustainable running of 
SEACC buildings, contained in Appendix 2. 

 
6. To approve the Council entering into a grant agreement with the Trust, to ensure that the 

requirements of third-party funders are complied with.  
 
 

Wards Affected:  
Sands End  

 

 
  



H&F Priorities 
 

 
 

Our Priorities Summary of how this report aligns to the H&F Priorities  

Building shared 
prosperity 

The Councils recognises that assets run by locally led 
organisations for the benefit of residents can help communities with 
sustainable growth. The SEACC Trust objectives in the Business 
Plan include:  

 To further the interests of social cohesion, welfare and 
community growth in and around Sands End. 

 To enrich the quality of life for all residents from all socio-

economic backgrounds. 

 

Creating a 
compassionate council 

The SEACC Trust Business Plan objectives also include:  
To provide the opportunity for all to take part, learn new skills and 
access information, through the provision of relevant, accessible 
and inclusive activities and services. 

Doing things with local 
residents, not to them 

The Council has worked in depth with local residents by including 
resident representation on the Steering Group to develop the 
design and has carried out stakeholder and community 
consultation on the proposals. There is also local resident 
representation on the Shadow Board. The Council will ensure that 
the Sands End Arts and Community Centre Trust address the local 
community needs and are genuinely representative of the local 
community. 

Being ruthlessly 
financially efficient 

The Council has used £3.6m funding negotiated from developers 
for construction and start-up costs and the Trust will raise its own 
long-term funding so it will not represent a cost to residents. 
 

Taking pride in H&F The build has retained the existing Clancarty Lodge, which has 
been repurposed and has potential use for meetings, a small study 
area, small group classes and tuition. The building design has also 
received an architecture award.  

Rising to the challenge of 
the climate and ecological 
emergency 

 

The design of the building has built in many environmental 
features, including the use of sustainable cross laminated timber 
for the main frame and the installation of solar panels. Biodiversity 
features include a green wall on the park side of the building, bird 
and bat boxes and a comprehensive landscaping scheme. 

 
 

  



Financial Implications 
  

The granting of the lease to the proposed SEACC Trust will have the following financial 
implications. 
 
Whilst the Council will retain the freehold of the Community Centre it will have no facilities 
management obligations as the Trust will have full responsibility for all external and internal 
repairs and ongoing maintenance from the commencement of the lease term.  In order to 
protect the Council’s long-term financial interest in the asset, provisions for landlords’ 
dilapidations claims can be set out in the final lease agreement. 
 
The heads of terms stipulate that the Council is committed to making the roof of the Seed 
Bank watertight, prior to transfer to the Trust.  The estimated cost of this is £36,000 plus officer 
time which is expected to be accommodated within existing Parks budgets. 
 
As referred to in the legal implications the Council is not getting a capital receipt for the long 
lease, and the lease has a peppercorn rent.  However, as this has not been budgeted for, it 
reflects an opportunity cost rather than having an impact on the Council’s financial position 
and plans. 
 
The cost of the fit-out is yet to be confirmed but will need to be contained within the approved 
overall project budget and in the event the final cost results in a budget overspend a further 
approval in line with the Council’s financial regulations will be required.  Any contractor 
appointments will need to follow the Council’s contract standing orders requirements. 
 
The overall project cost is funded by approved section 106 receipts and the grant from 
Tideway.  The expected Council contribution of up to £400,000 for the cost of the fit-out and 
initial operation of the Trust will be funded by a combination of any remaining Tideway grant 
and section 106 receipts (AKA 722).  The grant agreement should set out conditions of use to 
ensure that the Council’s intended investment in the community is met. 
 
 
VAT Implications 
 
Land transactions have the potential to impact the Council’s Partial Exemption Position.  The 
Council, as a body listed under Section 33 of the VAT Act 1994, is able to recover the VAT on 
its exempt transactions as long as they remain insignificant.  This is deemed by HMRC to 
mean that the VAT incurred in making exempt supplies should remain less than 5% of the total 
VAT incurred by the Council on all its business and non-business expenditure for the year.  A 
breach of this threshold would likely result in significant cost to the Council. 
 
The grant of the 60 year lease of the new community Hall, Clancarty Lodge, community café, 
meeting hall, 2nd multi-purpose hall and the Seed Bank to the Trust at a peppercorn rent with 
no premium received by the Council would make the transaction non-business for the Council 
and have no impact on the Council’s partial exemption position.  In the event that the Council 
were, in future, to receive any form of consideration other than the peppercorn – such as profit 
share, service charges or a grant passed from the Trust to the Council – the nature of supply 
would likely change to exempt and the input tax incurred in the course of making the supply 
would need to be included in the Council’s partial exemption calculation.  This similarly applies 
to the separate licence to occupy Walnut Grove. 

 
 

  



Legal Implications 
 

The Council has a general power to dispose of land held by it, in any manner it wishes, in 
accordance with section 123 of the Local Government Act 1972. However, it must be for the 
best consideration that can reasonably be achieved (except for a short tenancy not exceeding 
seven years), otherwise the consent of the Secretary of State must be obtained. Evidence of 
best consideration must be ascertained through an independent valuation.  
 
However, the General Disposal Consent 2003 permits the Council to dispose of land at below 
market value, without the Secretary of State’s consent, provided that:  
i) the disposal of the land will contribute or promote the economic, social or environmental well-
being of the area; and 
ii) the undervalue is not more than £2 million. 
 
The report has demonstrated that the SEACC will contribute to the economic well-being of the 
area by creating employment opportunities. It will also contribute to the social well-being of the 
community as it will promote social cohesion.  
 
As the lease is being granted for nil premium and the rent will be a peppercorn, the disposal 
will be at an undervalue. However, an independent valuation has been undertaken and has 
confirmed that the undervalue does not exceed £2 million. Accordingly, the Secretary of State’s 
consent will not be required. 
 
The Council should also have regard to the following, when justifying a disposal at an 
undervalue:  

I. what community benefits will be realised by disposing the land; 
II. how the interests of local people will be better served; 

III. consideration of the financial viability of the Council’s plans for the land;  
IV. if there are any State Aid implications of the disposal; and  
V. whether the Council has any future plans for the land. 

 
The points above have been considered and justified in this report, as the disposal will provide 
economic, social and environmental wellbeing to local people and it will not represent a cost to 
residents.  
 
State Aid implications have also been considered and, based on the current state of the law up 
to the end of the EU transition period, do not apply to this locally based facility. State Aid in the 
form of financial assistance by state bodies is generally unlawful under EU competition law, 
however one of the elements that must be present for the assistance to qualify as State Aid is 
impact on trade between member states. Given that the SEACC is a local facility, the business 
plan for which does not indicate likelihood of expansion to create a regional arts facility (or 
similar) attracting visitors from across the EU, it is not considered that this required element for 
the assistance to be State Aid, is made out.  
 
Approval is also sought to enter into a grant agreement/ service level agreement with the Trust. 
This will ensure that the Trust are committed to complying with grant conditions that are 
imposed by the third party funders, and  can also be used to supplement the covenants in the 
lease, for example requiring regular updating to the business plan over the term of the lease, 
and detailed requirements on letting of the premises (see Prevent implications below).  
 

 
 
 

  



Covid-19 Implications  
 

Due to ongoing restrictions to reduce the spread of the virus, it is unlikely that SEACC will be 
fully open until the beginning of the new year. This is in line with other community centre 
operators’ thinking. This will provide time to fit out the community café and put in place the 
necessary operating procedures and make the site Covid secure. 
 

 

Contact Officer(s): 
 
Name: Steve Hollingworth 
Position: Assistant Director Leisure, Sport & Culture  
Telephone: 07823 534 934 
Email: stephen.hollingworth@lbhf.gov.uk 

Name:  Firas Al-Sheikh (Finance Impact Section excluding VAT implications) 
Position: Head of Housing Financial Investment and Strategy 
Telephone: 07776 672725 
Email: firas.al-sheikh@lbhf.gov.uk 
 
Name:  Christopher Harris (VAT implications) 
Position: Chief Accountant 
Telephone: 07786 515046 
Email: christopher.harris@lbhf.gov.uk 
Finance impact verified by Emily Hill, Director of Finance 
 
Name: Afshan Ali-Syed 
Position: Senior Solicitor, Property and Planning Team 
Telephone: 07887651197 
Email:afshan.ali-syed@lbhf.gov.uk 
 

      Name: Deborah Down (for State Aid and grant agreement implications) 
      Position: Senior associate with Sharpe Pritchard solicitors, on secondment to the Council 
      Telephone: 07827663794 
      Email: ddown@sharpepritchard.co.uk 

 

 

Background Papers Used in Preparing This Report:  
 
Cabinet Report of 4 December 2017 - Sands End Community Trust - PUBLISHED 
 
 
Detailed Analysis 
 
 

1. The SEACC building was completed in September 2020 and handed over to the Council 
from the building contractor for further fit-out ahead of the proposed transfer to the SEACC 
Trust. Since 19 June 2019, a Shadow Board of proposed trustees has been working 
towards the transfer of the SEACC buildings with the support of council officers. This 
included over-seeing the following pieces of work: 

 
 
 

  

mailto:stephen.hollingworth@lbhf.gov.uk
mailto:firas.al-sheikh@lbhf.gov.uk
mailto:christopher.harris@lbhf.gov.uk


The submission of an application to the Charities Commission 
 

2. This is required to confirm the Trust as an entity as a Charitable Incorporated Organisation 
(CIO) and was submitted to the Charities Commission in early August. The submission 
included the proposed constitution and objects, details of the trustees, the draft Business 
Plan and draft Heads of Terms for the proposed lease. The application takes approximately 
two months and the Shadow Board anticipate a positive outcome at the end of October. 

 

Heads of Terms for the lease 
 

3. The proposed Heads of Terms are included in Appendix 1 and can be summarised as 

follows: 

 The length of lease is initially for 60 years, which is coterminous with the economic life 

of the building. The Trust will have the option to extend the lease up to 99 years. 

 The lease is on a peppercorn rent.  

 There are clauses that protect the Council’s interest to ensure the property is used as a 

community and arts centre for local people. 

 

Further, the Walnut Grove will be under a licence to occupy, providing additional outdoor 

space for café users and other activities. 

 
Development of a Business Plan for the site 

 
4. A Business Plan is not only a prerequisite for the Charities Commission, but it is also 

required to draw down funding from the Tideway Grant and by the Council before approving 
the transfer of the building on a long-term lease. 
 

5. The draft Business Plan is included in Appendix 2 and the main points are summarised as 
follows: 
 
SEACC Trust Objectives: 

 

 To further the interests of social cohesion, welfare and community growth in and around 

Sands End. 

 To enrich the quality of life for all residents from all socio-economic backgrounds. 

 To provide the opportunity for all to take part, learn new skills and access information, 

through the provision of relevant, accessible and inclusive activities and services. 

 

SEACC will provide accessible, inclusive activities and services from the Centre, in line with 

its objects. The site and buildings will remain in the freehold ownership of LBHF. 

The Charitable Incorporated Organisation (CIO) will ensure the new centre will be run by 

local people for local people and will be a meeting place and a hub of activity and creative 

expression that encourages flexible use by the whole community now and for decades to 

come. 

 

 
 

  



Ward Profile 
 

6. Sands End mixes areas of affluence, with areas of significant deprivation, resulting in a 
wide range of socio-economic backgrounds. Therefore, the centre will play a key role in 
bringing people together and enhancing community cohesion. Its many activities support 
residents to improve their health and skills and build their confidence and self-esteem.  

 

Facilities 

 

7. The facilities include the repurposed Clancarty Lodge; a newly built main hall, meeting 
room, community café and a second multi-purpose hall; and an old park building (Seed 
Bank) initially for office accommodation and storage and for community use over time. 

 

Finance 

 

8. The estimated income to the Trust per annum is £167,000, made up of £127,000 facilities 

hire, £25,000 from the community café and a further £15,000 from fund raising. 

The estimated expenditure is £165,000, made up of £109,000 staffing, £24,000 rates and 

utilities and a further £32,000 on other operational costs outlined in the Business Plan. 

 

9. Overall, the business plan is considered prudent, and it will take time (between 6 to 24 

months) to build up to the anticipated trading levels. However, the estimated costs are also 

based on the full trading levels and therefore costs will start lower than estimated and grow 

with demand. It is proposed that the Council approves a grant of £400,000 for fit-out by the 

council with any funds remaining provided as a grant to assist the Trust with equipment 

purchase and cash flow and this will be required in the early trading years to help balance 

the budget. Following fit-out costs and operational expenditure, the balance is proposed to 

be transferred to the Trust through a grant agreement.  

 

Reasons for Decision 
 

10. The driver for this decision is that the Council is committed to the long-term availability and 
sustainability of community assets now and into the future by: 

 

 Guaranteeing that local communities and facilities thrive and offer the best possible 
services and support to residents and at the same time, consider alternative 
arrangements under which these assets can be best managed.  

 

 Ensuring that community facilities are run by local people for local people who have the 
right skills, expertise and experience to be entrusted with this vital role. 

 
11. It is intended that practical initiatives to foster local services are delivered by shifting 

provision from the Council to the third sector. The sector is considered well placed to: 

 Lever in additional funding to support the development of local services, 

 Build on its innovative and creative approaches to meeting local needs, and  

 Support the development of its capacity and skills to provide positive community 
outcomes from a grassroots level. 
 

12. SEACC is a local arts and community centre which will serve predominantly Sands End 
residents. SEACC’s main source of income will come from the commercial hiring of lettable 
space on an ad-hoc basis to third parties, including charities and individual private 



businesses, as well as possible longer term lets. The SEACC Trust will also need to 
fundraise to ensure the centre and its services are accessible to all. 
 

13. SEACC will play a key role in bringing people together and enhancing community cohesion. 
It will offer an opportunity for all, to experience a range of activities to improve health, skills, 
build confidence and self-esteem and create a sense of place for the community.  

 
14. The Council is committed to the delivery of this community asset for the use of all Sands 

End residents. Approval of the Heads of Terms and Business Plan will help meet the 

agreement contained within the contract between the developer, Tideway, and LBH&F. 

 

Equality Implications 
 

15. SEACC will be accessible to the whole community and will help build social cohesion, 

welfare and community growth in and around Sands End. It will have a positive impact and 

help enrich the lives of residents from all socio-economic backgrounds. 

 

16. There are no direct negative equality implications for groups with protected characteristics 

under the Equality Act 2010 associated with the asset transfer outlined in this report. 

 

Implications completed by: Fawad Bhatti, Policy & Strategy Officer, tel. 07500 103617. 

 

Risk management 
 

17. Heads of Terms provide a level of protection for the Council. The Terms specifically detail 

the obligations of the Trust to the Council and permitted uses, which will form the basis of 

the lease. This facility, once fully operating, will be essential in supporting the local area as 

it comes out from the initial impact of the Covid-19 outbreak. It is acknowledged, as with all 

Covid-19 financially impacted areas, that income will take time to establish to levels 

previously anticipated before the outbreak. The Council is supportive of the use of this 

asset for community use of all Sands End residents in accordance with its priority of 

Creating a Compassionate Council. SEACC will provide accessible, inclusive activities and 

services from the Centre in line with its objects. The site and buildings will remain in the 

ownership of LBHF, as freehold owner.  

 

18. Governance shall be performed through the Board of Trustees of SEACC meeting at least 

four times per year and more frequently where necessary or by appropriately authorised 

committee to fulfil the duties and responsibilities of trustees. The trustees have ultimate 

responsibility for directing the affairs of SEACC, and ensuring that it is solvent, well-run, 

meets the requirements of the Charity Commission and any other regulator and delivers the 

charitable outcomes for the benefit of the public for which it has been set up. The charity 

trustees, of which two may be appointed by the Council, must comply with the requirements 

of the Charities Act 2011 regarding the keeping of accounting records, the preparation and 

scrutiny of statements of account, and the preparation of annual reports and returns. 

 
 
 

  



Property Management Implications 
 

19. The Council’s Head of Asset Strategy and Property Portfolio has discussed the Heads of 

Terms for the lease with the Shadow Board and it is proposed the newly established Trust 

will endorse the proposed terms. 

 

20. As the Council is granting a long lease (minimum 60 years) to the Trust at nil rent, it is 

required under s123 Local Government Act 1972 (“the Act”) to secure an external valuation. 

The valuation is required to assess if the grant of a long lease at peppercorn rent is an 

undervalue. Under the Act, the Council has general consents to grant a long lease if the 

undervalue is less than £2 million. An external valuation has been secured, which has 

confirmed the undervalue is less than £2 million and therefore Secretary of State consent is 

not required.  

 

Personnel Implications 
 

21. There are no implications for council staff as the Trust will have the ability to appoint its own 

staff and they will not be employed by the council. 

 

Personnel implications completed by Dave Rogers, Head of HR Operations – tel 07717 

423441. 

 
Prevent Implications 
 

22. The lease for the centre should include a clause specifying that the venue is not to be used 

for hire by organisations espousing extremist views or promoting extremist speakers. This 

is part of H&F’s obligations under the Prevent Duty. 

 

23. Section 26 of the Counter-Terrorism and Security Act 2015 places a duty on certain bodies 

(including the local authority), in the exercise of their functions, to have “due regard to the 

need to prevent people from being drawn into terrorism”. This is known as the Prevent 

Duty. In complying with the Prevent Duty, there is an expectation that local authorities 

ensure that publicly owned venues and resources do not provide a platform for extremists 

and are not used to disseminate extremist views. Therefore, the hirer is not to use the 

facilities to espouse violent and/or non-violent extremist views. 

 

24. The Government have defined extremism as “vocal or active opposition to our fundamental 

values, including democracy, the rule of law, individual liberty and mutual respect and 

tolerance of different faiths and beliefs. We also include in our definition of extremism calls 

for the death of members of our armed forces”. 

 

25. The clause should include: 

 That any hirer does not discriminate, directly or indirectly, against anyone on the 
grounds of race, disability, sex, gender reassignment, sexual orientation religion or 
belief, age, marriage or civil partnership.   

 That the facilities cannot to be let for purposes which are illegal i.e. forbidden by law or 
unauthorised by official or accepted rules, for functions attended by people whose 
presence may cause civil unrest or division within the community or to an organisation 
or individual which has been banned by law (extremist organisations or individuals). 



 
Implications completed by Tina Bencik, Prevent Coordinator, on 14/08/2020.  
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Appendix 1 – DRAFT HEADS OF TERMS AND CONDITIONS 
 

Subject to contract and without prejudice 
 

Sands End Arts and Community Centre and Seed Bank 
 

Date: 3rd August 2020  
 

1.  Address of property/Demised 
premises: 
 

Sands End Arts and Community Centre, South 
Park 
 

2.  Landlord: The Mayor and Burgesses of the London Borough 
of Hammersmith & Fulham. 

3.  Tenant: Sands End Arts and Community Centre Trust 
(SEACC).  

4.  Guarantor: N/A 
 

5.  Lease term: 
 
 
 
 
 
 

The Council is proposing granting a lease to the 
Trust over the economic life of the building i.e. 60 
years, with an option to extend for a further period 
up to 99 years.  

The Council will agree the area to be let to the 
Trust via a site plan.  

6.  Rent: Peppercorn rent 
 

7.  Rent deposit Not applicable 
 

8.  Break clause: The Council will have a landlord break clause 
included in the lease and it will be operated on the 
following circumstances only 
 

- The Trust ceases to operate or does not 
comply with charity status obligations 

- The Trust is in breach of its lease including 
sub-letting or using the property in breach 
of planning permission or user clause 
provisions.  

- If the Trust is in breach of defined clauses 
in the lease the Council will give the Trust 3 
months to remedy these breaches. The 
Council will act reasonably to allow the 
Trust to rectify breaches. If the breaches 
remain not rectified, then the Council serve 
formal written notice by giving 6 months to 
the Trust to terminate the lease.  

9.  Repairing & maintenance 
obligations: 

The Trust to have full responsibility for all external 
and internal repairs and ongoing maintenance from 
the commencement of the term.  
 
The Council (as Landlord ) will ensure that roof to 
the Seed Bank is watertight, prior to transfer. 
 
Council to reserve the right to undertake 
inspections by giving 7 days’ notice in writing. 

10.  Permitted use: The use as defined by planning permission for 



 

 

Clancarty Lodge Depot South Park Peterborough 
Road London SW6 3AF (reference 
2017/03997/FR3) on 16th December 2017 
including the planning conditions. 
 
The Trust’s Business Plan outlines the objectives 
of the Trust. 
 
It is proposed that the Council is given an annual 
management report from the Trust which will 
highlight the key objectives being delivered.  
 
Use is not permitted for hire by organisations 
espousing extremist views or promoting extremist 
speakers. 

11.  Rates & outgoings: The Tenant will be responsible for rates, utilities 
and all other outgoings in respect of the demised 
premises and this is to be included within the 
demise plan. 

12.  Refurbishment works (in 
future years) 
 
 
 
 
 

The Trust will be able to make internal non-
structural alteration to the interior of the property.  

If structural alterations are proposed, then this will 
require formal landlord consent where plans will 
need to be submitted to the Council.  

It is not intended that any additional structures, 
buildings or demountable structures will be 
erected. If the Trust wish to undertake this then 
planning permission and landlord consent will need 
to be secured.  

13.  Security of tenure (Inside/ 
Outside 1954 Act Part II): 

The lease will be excluded from the security of 
tenure provisions of the Landlord & Tenant Act 
1954.  
 

14.  Service charges: N/A 
 

15.  Insurance: The Trust is to be responsible for effecting 
insurance for its own fixtures and fittings and 
taking out third party and public liability insurance.  

16.  Indemnity:  The Trust will indemnify and keep indemnified the 
Landlord against any claim arising out of the 
Trust’s use and occupation of the property. 
 

17.  Alienation: There will be no assignment of the whole of the 
property, nor is it permitted to transfer to any other 
organisation. 
 
The Council and Trust will need to outline on a 
plan the proposed areas to be sublet such as the 
café and/or nursery use. Any sub-letting will be 
with the Council’s prior consent. This consent is 
not to be unreasonably withheld.  
 
If the Trust want to sub-let  part of the facilities, 
then all leases must be contracted out of the 



 

 

Landlord and Tenant Act 1954 (provisions). The 
Trust will need to ensure that there are break 
clause provisions – the same as in the Council and 
Trust Head Lease – in the unlikely occurrence the 
Trust ceases to exist. 

18.  Fees: Each party is to bear their own legal costs. 
 

19.  Agreed fit-out works: For any further fit-out, the Trust is to provide the 
Landlord with a schedule of works for fitting out. 
Council consent is not to be unreasonably 
withheld.  
 
Once all the fit-out works are completed the 
Council will require formal sign off that the building 
is safe to be occupied and used by visitors so the 
necessary property and health and safety 
certificates will need to be in place. 

20.  Re-entry: If the Trust is in breach of any defined payment 
clauses or in material breach of the lease the 
Council will give the Trust 3 months to remedy 
these breaches. The Council will act reasonably to 
allow the Trust to rectify breaches. If the breaches 
remain not rectified, the Landlord reserves the right 
to re-enter the premises  
In the highly unlikely event, the Trust does not 
exist, or Charity Commission advises it is no longer 
an active Trust, the Council will also include a right 
of first refusal to allow it to take back the property.  

21.  Statutory requirements: The Trust will comply (at its own cost) with the 
requirements of any legislation and any other 
obligations imposed by law or by any byelaws, 
orders or regulations applicable to the property.  

22.  Consents: Any additional planning applications or change of 
use will need to be approved by the Council as 
landlord for express formal approval.  
 
As the building is situated in a local public park, 
before any lease is granted a public notice needs 
to be advertised to allow residents to feedback any 
comments. This is a normal procedure for any 
lettings in a public park. 
 
The Landlord has no objection to the Trust or café 
operator applying for a liquor licence.  
or for an entertainment licence.  

23.  External funding The Council will not allow any commercial 
loan/mortgage to be secured where the provider 
insists there is a legal charge on the title of the 
property. 

24.  Pre-emption rights Appropriate rights in favour of the Council will be 
reserved in the lease to preserve the Council’s 
position and to control the permitted use of the 
property so services to the community can 
continue. 

25.  Other  The Council will grant a separate licence to occupy 
to the Trust to access/use the Walnut Grove and 



 

 

this will be shaded as blue on the plan. The 
Council and SEACC will work together on a 
partnership plan for this area. 

26.  Signing of heads of terms & 
conditions: 

The Tenant is required to sign and date the 
duplicate confirming acceptance of the above 
heads of terms and conditions. 

 
 
 
 

Signed for and on behalf of The Mayor and Burgesses of the London Borough of 
Hammersmith & Fulham 
 
Sign : …………………………………………………………………………………… 
 
Print : …………………………………………………………………………………… 
 
Date : …………………………………………………………………………………… 
 
 
Signed for and on behalf of the Trust (names of Trustees to be added) 
 
Sign : …………………………………………………………………………………… 
 
Print : …………………………………………………………………………………… 
 
Date : …………………………………………………………………………………… 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



 

 

Appendix 2 – DRAFT SEACC BUSINESS PLAN 
 
 
Executive Summary 
 

The Sands End Arts and Community Centre Trust (SEACC) is being established to 

develop and operate the new Sands End Arts and Community Centre.  

The objectives of SEACC are: 

 To further the interests of social cohesion, welfare and community growth 

in and around Sands End. 

 To enrich the quality of life for all residents from all socio-economic 

backgrounds. 

 To provide the opportunity for all residents to take part, learn new skills 

and access information through the provision of relevant, accessible and 

inclusive activities and services. 

The full Constitution of SEACC is attached in Annexe 1. 

 

The Centre is located on the north west corner of South Park in the Sands End Ward 

within the London Borough of Hammersmith & Fulham. 

 

The facilities include the repurposed Clancarty Lodge; a newly built main hall, 

meeting room, community café and second multi-purpose hall that could 

accommodate a long-term tenant; and an old park building (Seed Bank) for 

community use. 

 

The Trust will employ a manager to operate the site 7 days a week, with additional 

staff to cover opening hours, administration and cleaning. 

 

Income will be generated from: 

 A community café. 

 Hiring out the facilities to organisations and individuals to deliver activities for 

the community. 

 Fundraising to ensure that all activities are fully accessible to the whole 

community.  

 
Background 
 
The original community centre for Sands End was in the library on Broughton Road. 

This was closed and sold in 2013. The London Borough of Hammersmith & Fulham’s 

(LBHF) current administration intends to replace this much needed community 

facility with a new purpose-built provision to serve the needs of the ward. 

 

The administration has secured funding from Chelsea FC of £2m and the Thames 

Tideway scheme of £2m to deliver the project with S106 funds for fit-out and an 



 

 

operating cash flow reserve for the Trust. The new site will be handed over and 

available for use in the Autumn of 2020, subject to lockdown restrictions.  

 

SEACC is being established with the support of LBHF as a not-for-profit charity, 

constituted as a Charitable Incorporated Organisation (CIO) in order to operate the 

site. The capital build is being managed by LBHF and the site will be handed over 

from the council to the CIO on a long-term lease on a peppercorn rent once the fit-

out has been completed. SEACC will provide accessible, inclusive activities and 

services from the Centre in line with its objectives. The site and buildings will remain 

in the freehold ownership of LBHF. 

The CIO will ensure the new centre will be run by local people for local people and 

will be a meeting place and a hub of activity and creative expression that encourages 

flexible use by the whole community now and for decades to come. 

 
Ward Profile 
 
Sands End is one of six wards in the south of the borough. It saw the borough’s 

largest population growth of 11.3% in 2015-2018 due to people moving into the area 

for work. The ward is densely populated, with a majority of white British residents 

and other white residents from Europe, Australia and the United States. A more 

detailed ward profile is included in Annexe 2. 

 

Whilst there are areas of affluence, the ward also suffers significantly from 

deprivation, resulting in a wide range of socio-economic backgrounds. The centre 

will play a key role in bringing people together and enhancing community cohesion.  

It will offer residents an opportunity to undertake a range of courses and activities to 

improve health and skills and build confidence and self-esteem.  

 
Programming and Facilities 
 

A comprehensive consultation exercise will be undertaken to ensure the centre 

reaches as broad a cross-section of the local community as possible, and several 

themes are proposed to help shape the programme.  

 Enjoyable activities that keep people active and healthy at an affordable price. 

 A dedicated art focus for activities such as portrait painting, pottery, music and 

performing arts, etc., including performance space in the main hall. 

 The opportunity to learn a new subject or skill to bring personal benefits, 

including broadening workplace opportunities, meeting new people and 

enhancing leisure time. 

 A place where everyone is welcome. 

 A particular focus on activities for children and young people from the local 

area. 



 

 

 A community meeting place of choice, creating a great place to hang out and 

relax. 

The centre itself will not be suitable for some sports activities, however the intention 

is to link with other providers so as to meet people’s needs either directly or in 

partnership with other providers. 

The facilities and their suitability for use are outlined below and a site plan is outlined 

in Annexe 3. 

 
Main Hall 

179 m2 (block timber floor with under floor heating), with a 26 m2 store. Potential 

uses include musical and theatre concerts, regular dance classes, e.g. modern and 

ballet, and performances. Additional use could include fitness and movement 

classes, e.g. martial arts, yoga, zumba dance etc. It is also suitable for large 

community gatherings, meetings and fairs.  

 

Repurposed Clancarty Lodge (with small kitchenette) 

This is a double height studio, 8mx4m and mezzanine floor single height roof, 

6mx4m. Potential uses could include meetings, study area, small group classes and 

tuition, e.g. for music, art, movement and languages. 

 

Community Room 

31 m2, with a block paving/ brick floor. Ideal for meetings, small groups for tuition and 

informal use. 

 

Cafe 
26 m2 kitchen area, with seating area of 64 m2, offering up to 42 covers inside 

(1.5 m2 per person), plus an outdoor courtyard area offering an estimated further 50 

covers. In is anticipated that the café will operate 7 days a week, attracting trade 

from both customers within the centre and the park. It is proposed that the Trust will 

operate a “community café”, with a salaried member of staff and a volunteer 

workforce. This will enable flexibility to work with other charities and voluntary 

groups, create pop-up events and a space for training and encourage social 

interaction. 

 

Reception /Lobby 

55 m2 with reception desk and cupboard and holding areas for change in activities 

from the main hall.  

 

Ancillary facilities servicing the site  

Accessible toilets and shower room provision. 

 

Small Hall  

This 79 m2 hall can be used for similar activities to the main hall as outlined above. 

Alternatively, it could be used for a long-term tenant. We have already had long-term 



 

 

interest from a major community dance organisation and from local nursery 

providers. Any nursery provision within the centre will need to take account of the 

council’s overall nursery plans in this part of the borough. 

 

Seed Bank 

This 192 m2 building is currently laid out as two large rooms, with a basement 

suitable for office/storage and meeting space. The building has great potential to be 

repurposed for local arts and craft activity and meeting space. It could also provide a 

secure office for the centre manager. External works are being undertaken to make it 

secure and watertight. It will also require some internal decoration to make it fit for 

purpose.  

 
 
Estimated income 
 
The income estimates have been calculated based on experience and anticipated 

occupancy levels for regular room hire for courses and classes Monday to Friday 

and for ad hoc weekend use for parties and other one-off uses, over a full financial 

year. The room hire charges outlined below are average rates based on a blend of 

commercial and community bookings. However, it is unlikely that these occupancy 

levels will be achieved from the start of opening and it will take time for bookings to 

be established. It is estimated that these levels of occupancy will be achieved from 

the start of the third quarter or after 6 months operation, Covid permitting. 

Fundraising has been calculated at 10% of the total income from commissioning 

partners.  Income is summarised in Table 1 below. 

 

Table 1: Income 

Facility  Fee/hour (£)  Occupancy* Weekly 

Income (£) 

Annual Income (48wks) (£) 

Main Hall 35 5/12 875 42,000 - 

Small Hall 30 5/12 750 36,000  

Community Room 20 5/12 500 24,000 - 

Clancarty Lodge 15 3/12 225 10,800 - 

W/E Parties 50 4/16 200 9,600 - 

Sat am use  30 3/ 4 90.00 4,320 - 

Room Hire Total  126,720 

Community Café 

(net of costs and 

incl. any grants) 

 

25,000 

Fundraising  15,000 

 

Total of all Income  

 

166,720 

 

* Occupancy is based on the number of hours of anticipated use from the hours 

available. E.g. 5/12 equates to 5 hours of anticipated used from the 12 hours 

available. 

 



 

 

 
Operating Costs 
 
Estimated staff costs of £109,000 have been calculated assuming that the Centre is 
open 7 days a week, Monday to Friday, 9am to 9pm. A keyholder will open for 
cleaning at 7am and a second keyholder will lock up at 10pm, i.e. there will be two 
shifts of 7am to 3pm and 2pm to 10pm. 
 
At the weekend the Centre will open from 10am to 5pm, with one duty manager (key 
holder) shift of 8 hrs. i.e. 9am to 5pm. It is assumed that the Small Hall will not be 
open. 
 
The overall estimated operating costs are based on information received from other 
sites and the occupancy outlined above for a full year. The full detail is outlined in 
Annexe 4 and is summarised in Table 2 below. These will be firmed up following the 
receipt of quotations. 
 
Table 2: Expenditure  
  
Item      Costs £ 
 
1. Staffing  109,000 

2. Rates     15,000 

3. Utilities                                        9,000 

4. Building Maintenance    10,000 

5. ICT      8,000 

6. Insurance      1,500 

7. Equip/consumables      3,000 

8. Accounts/legal      4,500 

9. Contingency      5,000 

10. Peppercorn rent                                 1 

Total               £165,001 
 
 
Governance 

Proposed first trustees of SEACC 

 John Goddard 

 Elizabeth Henderson 

 Vanessa Lock 

 Tim Prager 

 Cllr Ben Coleman 

 Cllr Ann Rosenberg 

A short biography of each first trustee is at Annexe 5. 

The board of trustees of SEACC will meet at least four times per year and more 

frequently where necessary or by appropriately authorised committee to fulfill the 

duties and responsibilities of trustees. The trustees have ultimate responsibility for 

directing the affairs of SEACC, and ensuring that it is solvent, well-run, meets the 



 

 

requirements of the Charity Commission and any other regulator and delivers the 

charitable outcomes for the benefit of the public for which it has been set up 
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Sands End Arts & Community Centre 

Charitable Incorporated Organisation 

Constitution 

  

1. Name  
The name of the Charitable Incorporated Organisation (“the CIO”) is Sands End 
Arts and Community Centre  
 

2. National location of principal office  
The principal office of the CIO is in England.  

 

3. Object[s]  
To further the whole community in and around Sands End in the London Borough of 
Hammersmith & Fulham, in the interests of social cohesion, welfare and community 
growth and with the object of enriching the quality of life for the local residents, by 
providing a community centre which offers services and activities that give people 
from all socio-economic backgrounds the opportunity to take part, learn new skills 
and access information and services and by ensuring that provision of the services 
and activities is relevant, accessible and inclusive of all.  
 

4. Powers  

The CIO has power to do anything which is calculated to further its objects or is 

conducive or incidental to doing so. In particular, the CIO has power to:  

a) borrow money and to charge the whole or any part of its property as security 

for the repayment of the money borrowed. The CIO must comply as 

appropriate with sections 124 and 125 of the Charities Act 2011, if it wishes to 

mortgage land. 

b) buy, take on lease or in exchange, hire or otherwise acquire any property and 

to maintain and equip it for use; 

c) sell, lease or otherwise dispose of all or any part of the property belonging to 

the CIO. In exercising this power, the CIO must comply as appropriate with 

sections 117 and 119-123 of the Charities Act 2011; 

d) employ and remunerate such staff as are necessary for carrying out the work 

of the CIO. The CIO may employ or remunerate a charity trustee only to the 

extent that it is permitted to do so under clause 6 (Benefits and payments to 

charity trustees and connected persons) and provided it complies with the 

conditions of that clause; 

e) deposit or invest funds, employ a professional fund-manager, and arrange for 

the investments or other property of the CIO to be held in the name of a 

nominee, in the same manner and subject to the same conditions as the 

trustees of a trust are permitted to do by the Trustee Act 2000.  
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5. Application of income and property  

 
a) The income and property of the CIO must be applied solely towards the 

promotion of the objects. 
i) A charity trustee is entitled to be reimbursed from the property of the CIO 

or may pay out of such property reasonable expenses properly incurred by 
him or her when acting on behalf of the CIO. 

ii) A charity trustee may benefit from trustee indemnity insurance cover 
purchased at the CIO’s expense in accordance with, and subject to the 
conditions in section 189 of the Charities Act 2011. 

b) None of the income or property of the CIO may be paid or transferred directly 
or indirectly by way of dividend, bonus or otherwise by way of profit to any 
member of the CIO. 

c) Nothing in this clause shall prevent a charity trustee or connected person 
receiving any benefit or payment which is authorised by Clause 6. 

 

6. Benefits and payments to charity trustees and connected persons  
 

a) General provisions  
No charity trustee or connected person may:  
i) buy or receive any goods or services from the CIO on terms preferential to 

those applicable to members of the public; 
ii) sell goods, services, or any interest in land to the CIO; 
iii) be employed by, or receive any remuneration from, the CIO; 
iv) receive any other financial benefit from the CIO; unless the payment or 

benefit is permitted by sub-clause (2) of this clause or authorised by the 
court or the prior written consent of the Charity Commission (“the 
Commission”) has been obtained. In this clause, a “financial benefit” 
means a benefit, direct or indirect, which is either money or has a 
monetary value.  

b) Scope and powers permitting trustees’ or connected persons’ benefits  
i) A charity trustee or connected person may receive a benefit from the CIO 

as a beneficiary of the CIO provided that a majority of the trustees do not 

benefit in this way. 

ii) A charity trustee or connected person may enter into a contract for the 

supply of services, or of goods that are supplied in connection with the 

provision of services, to the CIO where that is permitted in accordance 

with, and subject to the conditions in, sections 185 to 188 of the Charities 

Act 2011. 

iii) Subject to sub-clause (3) of this clause a charity trustee or connected 

person may provide the CIO with goods that are not supplied in connection 

with services provided to the CIO by the charity trustee or connected 

person. 

iv) A charity trustee or connected person may receive interest on money lent 

to the CIO at a reasonable and proper rate which must be not more than 

the Ban,000 of England ban,000 rate (also known as the base rate). 
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v) A charity trustee or connected person may receive rent for premises let by 

the trustee or connected person to the CIO. The amount of the rent and 

the other terms of the lease must be reasonable and proper. The charity 

trustee concerned must withdraw from any meeting at which such a 

proposal or the rent or other terms of the lease are under discussion. 

vi) A charity trustee or connected person may take part in the normal trading 

and fundraising activities of the CIO on the same terms as members of the 

public. 

c) Payment for supply of goods only – controls  
The CIO and its charity trustees may only rely upon the authority provided by 

sub-clause (2)(c) of this clause if each of the following conditions is satisfied:  

i) The amount or maximum amount of the payment for the goods is set out in 

a written agreement between the CIO and the charity trustee or connected 

person supplying the goods (“the supplier”). 

ii) The amount or maximum amount of the payment for the goods does not 

exceed what is reasonable in the circumstances for the supply of the 

goods in question. 

iii) The other charity trustees are satisfied that it is in the best interests of the 

CIO to contract with the supplier rather than with someone who is not a 

charity trustee or connected person. In reaching that decision the charity 

trustees must balance the advantage of contracting with a charity trustee 

or connected person against the disadvantages of doing so. 

iv) The supplier is absent from the part of any meeting at which there is 

discussion of the proposal to enter into a contract or arrangement with him 

or her or it with regard to the supply of goods to the CIO. 

v) The supplier does not vote on any such matter and is not to be counted 

when calculating whether a quorum of charity trustees is present at the 

meeting. 

vi) The reason for their decision is recorded by the charity trustees in the 

minute book. 

vii) A majority of the charity trustees then in office are not in receipt of 

remuneration or payments authorised by clause 6. 

 

d) In sub-clauses (2) and (3) of this clause: 
i) “the CIO” includes any company in which the CIO: 

(1) holds more than 50% of the shares; or 

(2) controls more than 50% of the voting rights attached to the shares; or 

ii) has the right to appoint one or more directors to the board of the company; 

iii)  “connected person” includes any person within the definition set out in 

clause 29.            

7. Conflicts of interest and conflicts of loyalty  
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A charity trustee must:  

a) declare the nature and extent of any interest, direct or indirect, which he or 

she has in a proposed transaction or arrangement with the CIO or in any 

transaction or arrangement entered into by the CIO which has not previously 

been declared; and 

b) absent himself or herself from any discussions of the charity trustees in which 

it is possible that a conflict of interest will arise between his or her duty to act 

solely in the interests of the CIO and any personal interest (including but not 

limited to any financial interest). 

Any charity trustee absenting himself or herself from any discussions in 

accordance with this clause must not vote or be counted as part of the 

quorum in any decision of the charity trustees on the matter. 

 

8. Liability of members to contribute to the assets of the CIO if it is wound up  
 
If the CIO is wound up, the members of the CIO have no liability to contribute to its 
assets and no personal responsibility for settling its debts and liabilities. 
 

9. Charity trustees 
a) Functions and duties of charity trustees  

The charity trustees shall manage the affairs of the CIO and may for that purpose 

exercise all the powers of the CIO. It is the duty of each charity trustee:  

i) to exercise his or her powers and to perform his or her functions in his or 

her capacity as a trustee of the CIO in the way he or she decides in good 

faith would be most likely to further the purposes of the CIO; and 

ii) to exercise, in the performance of those functions, such care and skill as is 

reasonable in the circumstances having regard in particular to: 

(1) any special knowledge or experience that he or she has or holds 

himself or herself out as having; and, 

(2) if he or she acts as a charity trustee of the CIO in the course of a 
business or profession, to any special knowledge or experience that it 
is reasonable to expect of a person acting in the course of that kind of 
business or profession. 

  
a) Eligibility for trusteeship  

 
i) Every charity trustee must be a natural person.  

ii) No individual may be appointed as a charity trustee of the CIO: 

(1) if he or she is under the age of 16 years; or 

(2) if he or she would automatically cease to hold office under the 

provisions of clause 12(1)(e). 

iii) No one is entitled to act as a charity trustee whether on appointment or on 

any re-appointment until he or she has expressly acknowledged, in 
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whatever way the charity trustees decide, his or her acceptance of the 

office of charity trustee.  

b) Number of charity trustees  
 

i) There must be not less than 3 nor more than 10 appointed trustees; there 
must be not less than 1 nor more than 2 nominated trustees. 

ii) There must be at least 5 charity trustees. If the number falls below this 

minimum, the remaining trustee or trustees may act only to call a meeting 

of the charity trustees or appoint a new charity trustee. 

iii) The maximum number of charity trustees that can be appointed is in sub-

clause (a) of this clause. No trustee appointment may be made in excess 

of these provisions.  

c) First charity trustees  
 

The first charity trustees are as follows, and are appointed for the following 

terms:  

 John Goddard......................................................................... [for 4 years]  

Elizabeth Henderson............................................................... [for 4 years]  

Tim Prager.............................................................................. [for 3 years] 

Ann Rosenberg...................................................................... [for 2 years] 

Ben Coleman........................................................................... [for 3 years] 

Vannessa Lock........................................................................ [for 2 years] 
 

10.  Appointment of subsequent charity trustees 
 

a) Appointed charity trustees  

i) Apart from the first charity trustees, every appointed trustee must be 

appointed for a term of three years by a resolution passed at a properly 

convened meeting of the charity trustees. 

ii) In selecting individuals for appointment as appointed charity trustees, the 

charity trustees must have regard to the skills, knowledge and experience 

needed for the effective administration of the CIO. 

iii) On expiry of the initial term for each of the first charity trustees and on 

expiry of the term of 3 years for each subsequently appointed trustee an 

appointed trustee may serve a further term of 3 years. An appointed 

trustee who has served for two consecutive terms may not be reappointed 

for a third consecutive term but may be reappointed after an interval of at 

least one year.  
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b)  Nominated trustees 
 

i) The London Borough of Hammersmith & Fulham (the ‘appointing body’) 

may appoint up to two charity trustees; 

ii) Any appointment must be made at a meeting held according to the 

ordinary practice of the appointing body; 

iii) Each nominated trustee is appointed for a term of three years with the 

ability to serve subsequent terms as set out for appointed trustees under 

clause 10 (1) (c) above. 

iv) The appointment will be effective from the later of; 

v) the date of the vacancy; and 

vi) the date on which the charity trustees or their secretary or clerk are 

informed of the appointment. 

vii) The person appointed need not be a member of the appointing body 

viii)A trustee appointed by the appointing body has the same duties under 

clause 9(1) as the other charity trustees to act in the way he or she 

decides in good faith would be most likely to further the purposes of the 

CIO.  

 

11. Information for new charity trustees  
a) The charity trustees will make available to each new charity trustee, on or 

before his or her first appointment:  

i) a copy of the current version of this constitution; and 

ii) a copy of the CIO’s latest Trustees’ Annual Report and statement of 

accounts. 

  

12. Retirement and removal of charity trustees  
 

a) A charity trustee ceases to hold office or, in accordance with the procedures 

set out in the Code of Conduct for SEACC Trustees, may be removed from 

office if he or she: 

i) retires by notifying the CIO in writing (but only if enough charity trustees 

will remain in office when the notice of resignation takes effect to form a 

quorum for meetings); 

ii) is absent without the permission of the charity trustees from all their 

meetings held within a period of six months and the trustees resolve that 

his or her office be vacated; 

iii) dies; 

iv) in the written opinion, given to the company, of a registered medical 

practitioner treating that person, has become physically or mentally 

incapable of acting as a director and may remain so for more than three 

months; 

v) is disqualified from acting as a charity trustee by virtue of sections 178-180 

of the Charities Act 2011 (or any statutory re-enactment or modification of 

that provision); 



Annexe 1 

 

vi) breaches the Code of Conduct for SEACC Trustees or does anything 

which brings the CIO into disrepute.  

b) Any person retiring as a charity trustee is eligible for reappointment subject to 

the provisions of Clause 10 above. 

 

13. Taking of decisions by charity trustees  
 

Any decision may be taken either:  

a) at a meeting of the charity trustees; or 

b) by resolution in writing or electronic form agreed by a majority of all of the 

charity trustees, which may comprise either a single document or several 

documents containing the text of the resolution in like form to which the 

majority of all of the charity trustees has signified their agreement. Such a 

resolution shall be effective provided that: 

i) a copy of the proposed resolution has been sent, at or as near as 

reasonably practicable to the same time, to all of the charity trustees; and 

ii) the majority of all of the charity trustees has signified agreement to the 

resolution in a document or documents which has or have been 

authenticated by their signature, by a statement of their identity 

accompanying the document or documents, or in such other manner as 

the charity trustees have previously resolved, and delivered to the CIO at 

its principal office or such other place as the trustees may resolve within 

28 days of the circulation date. 

 

14. Delegation by charity trustees  

a) The charity trustees may delegate any of their powers or functions to a 
committee or committees, and, if they do, they shall determine the terms and 
conditions on which the delegation is made. The charity trustees may at any 
time alter those terms and conditions or revoke the delegation.  

b) This power is in addition to the power of delegation in the General 

Regulations and any other power of delegation available to the charity 

trustees, but is subject to the following requirements: 

i)  a committee may consist of two or more persons, but at least one 

member of each committee must be a charity trustee; 

ii)  the acts and proceedings of any committee must be brought to the 

attention of the charity trustees as a whole as soon as is reasonably 

practicable; and 

iii)  the charity trustees shall from time to time review the arrangements which 

they have made for the delegation of their powers. 

15. Meetings of charity trustees 
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a) Calling meetings  

i) Any charity trustee may call a meeting of the charity trustees. 

ii) Subject to that, the charity trustees shall decide how their meetings are to 

be called, and what notice is required. 

 
b) Chairing of meetings  

Annually in April the charity trustees shall appoint one of their number to chair their 

meetings and, subject to the provisions of clause 12 above, that person shall be the 

appointed chair for the following 12 months. A charity trustee may serve more than 

one consecutive term as chair. If no-one has been so appointed, or if the person 

appointed is unable or unwilling to preside at a particular meeting or is not present 

within 10 minutes after the time of the meeting, the charity trustees present may 

appoint one of their number to chair that meeting.  

 

c) Procedure at meetings  

 
i) No decision shall be taken at a meeting unless a quorum is present at the 

time when the decision is taken. The quorum is three charity trustees, or 
the number nearest to one third of the total number of charity trustees, 
whichever is greater, or such larger number as the charity trustees may 
decide from time to time. A charity trustee shall not be counted in the 
quorum present when any decision is made about a matter upon which he 
or she is not entitled to vote. 

ii) Questions arising at a meeting shall be decided by a majority of those 

eligible to vote  

iii) In the case of an equality of votes, the person who chairs the meeting shall 

have a second or casting vote.  

d) Participation in meetings by electronic means 

 
i) A meeting may be held by suitable electronic means agreed by the charity 

trustees in which each participant may communicate with all the other 

participants. 

ii) Any charity trustee participating at a meeting by suitable electronic means 

agreed by the charity trustees in which a participant or participants may 

communicate with all the other participants shall qualify as being present 

at the meeting. 

iii) Meetings held by electronic means must comply with rules for meetings, 

including chairing and the taking of minutes.  

 

16. Membership of the CIO  
 

a) The members of the CIO shall be its charity trustees for the time being. The 

only persons eligible to be members of the CIO are its charity trustees. 

Membership of the CIO cannot be transferred to anyone else. 
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b) Any member and charity trustee who ceases to be a charity trustee 

automatically ceases to be a member of the CIO. 

 

17. Decisions which must be made by the members of the CIO  
 

a) Any decision to: 

i) amend the constitution of the CIO; 

ii) amalgamate the CIO with, or transfer its undertaking to, one or more other 

CIOs, in accordance with the Charities Act 2011; or 

iii) wind up or dissolve the CIO (including transferring its business to any 

other charity) must be made by a resolution of the members of the CIO 

(rather than a resolution of the charity trustees). 

  
b) Decisions of the members may be made either: 

 

i) by resolution at a general meeting; or 

 

ii) by resolution in writing, in accordance with sub-clause (4) of this clause. 

  
c) Any decision specified in sub-clause (1) of this clause must be made in 

accordance with the provisions of clause 27 (amendment of constitution), 

clause 28 (Voluntary winding up or dissolution), or the provisions of the 

Charities Act 2011, the General Regulations or the Dissolution Regulations as 

applicable. Those provisions require the resolution to be agreed by a 75% 

majority of those members voting at a general meeting or agreed by all 

members in writing. 

 

d) Except where a resolution in writing must be agreed by all the members, such 

a resolution may be agreed by a simple majority of all the members who are 

entitled to vote on it. Such a resolution shall be effective provided that: 

i) a copy of the proposed resolution has been sent to all the members 

eligible to vote; and 

ii) the required majority of members has signified its agreement to the 

resolution in a document or documents which are received at the principal 

office within the period of 28 days beginning with the circulation date. The 

document signifying a member’s agreement must be authenticated by their 

signature, by a statement of their identity accompanying the document, or 

in such other manner as the CIO has specified. 

 

e) The resolution in writing may comprise several copies to which one or more 

members has signified their agreement. Eligibility to vote on the resolution is 

limited to members who are members of the CIO on the date when the 

proposal is first circulated. 
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18. General meetings of members 
 

a) Calling of general meetings of members  
The charity trustees may designate any of their meetings as a general 
meeting of the members of the CIO. The purpose of such a meeting is to 
discharge any business which must by law be discharged by a resolution of 
the members of the CIO as specified in clause 17 (Decisions which must be 
made by the members of the CIO).  

 
b) Notice of general meetings of members  

i) The minimum period of notice required to hold a general meeting of the 
members of the CIO is 14 days. 

ii) Except where a specified period of notice is strictly required by another 
clause in this constitution, by the Charities Act 2011 or by the General 
Regulations, a general meeting may be called by shorter notice if it is so 
agreed by a majority of the members of the CIO. 

iii) Proof that an envelope containing a notice was properly addressed, 

prepaid and posted; or that an electronic form of notice was properly 

addressed and sent, shall be conclusive evidence that the notice was 

given. Notice shall be deemed to be given 48 hours after it was posted or 

sent. 

  
c) Procedure at general meetings of members  
The provisions in clause 15 (2)-(4) governing the chairing of meetings, procedure 
at meetings and participation in meetings by electronic means apply to any 
general meeting of the members, with all references to trustees to be taken as 
references to members.  

 

d) Proxy voting  
i) Any member of the CIO may appoint another member as a proxy to 

exercise all or any of that member’s rights to attend, spea,000 and vote at 

a general meeting of the CIO. Proxies must be appointed by a notice in 

writing (a “proxy notice”) which:  

(1) states the name and address of the member appointing the proxy;  

(2) identifies the other member appointed to be that member’s proxy and 

the general meeting in relation to which the proxy is appointed;  

(3) is signed by or on behalf of the member appointing the proxy, or is 

authenticated in such manner as the CIO may determine; and  

(4) is delivered to the CIO in accordance with the constitution and any 

instructions contained in the notice of the general meeting to which 

they relate.  

ii) The CIO may require proxy notices to be delivered in a particular form and 

may specify different forms for different purposes.  
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iii) Proxy notices may (but do not have to) specify how the proxy appointed 

under them is to vote (or that the proxy is to abstain from voting) on one or 

more resolutions.  

iv) Unless a proxy notice indicates otherwise, it must be treated as: 

v) allowing the member appointed under it as a proxy discretion as to how to 

vote on any ancillary or procedural resolutions put to the meeting; and  

vi) appointing that member as a proxy in relation to any adjournment of the 

general meeting to which it relates as well as the meeting itself.  

vii) A member who is entitled to attend, speak or vote (either on a show of 

hands or on a poll) at a general meeting remains so entitled in respect of 

that meeting or any adjournment of it, even though a valid proxy notice has 

been delivered to the CIO by or on behalf of that member.  

viii)An appointment under a proxy notice may be revoked by delivering to the 

CIO a notice in writing given by or on behalf of the member by whom or on 

whose behalf the proxy notice was given.  

ix) A notice revoking a proxy appointment only takes effect if it is delivered 

before the start of the meeting or adjourned meeting to which it relates.  

x) If a proxy notice is not signed or authenticated by the member appointing 

the proxy, it must be accompanied by written evidence that the person 

who signed or authenticated it on that member’s behalf had authority to do 

so.   

 

19. Saving provisions  
 

a) Subject to sub-clause (2) of this clause, all decisions of the charity trustees, or 

of a committee of charity trustees, shall be valid notwithstanding the 

participation in any vote of a charity trustee: 

i) who was disqualified from holding office; 

ii) who had previously retired or who had been obliged by the constitution to 

vacate office; 

iii) who was not entitled to vote on the matter, whether by reason of a conflict 

of interest or otherwise; 

iv) if, without the vote of that charity trustee and that charity trustee being 

counted in the quorum, the decision has been made by a majority of the 

charity trustees at a quorate meeting.  

b) Sub-clause (1) of this clause does not permit a charity trustee to keep any 

benefit that may be conferred upon him or her by a resolution of the charity 

trustees or of a committee of charity trustees if, but for sub-clause (1), the 

resolution would have been void, or if the charity trustee has not complied 

with clause 7 (Conflicts of interest). 

 

20. Execution of documents  
 

a) The CIO shall execute documents either by signature or by affixing its seal (if 

it has one) 
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b) A document is validly executed by signature if it is signed by at least two of 

the charity trustees. 

c) If the CIO has a seal: 

i) it must comply with the provisions of the General Regulations; and 

ii) the seal must only be used by the authority of the charity trustees or of a 

committee of charity trustees duly authorised by the charity trustees. The 

charity trustees may determine who shall sign any document to which the 

seal is affixed and unless otherwise so determined it shall be signed by 

two charity trustees. 

 

21. Use of electronic communications 
 

a) General  
The CIO will comply with the requirements of the Communications Provisions in the 
General Regulations and in particular:  

i) the requirement to provide within 21 days to any member on request a 

hard copy of any document or information sent to the member otherwise 

than in hard copy form; 

ii) any requirements to provide information to the Commission in a particular 

form or manner. 

 

b) To the CIO  
Any member or charity trustee of the CIO may communicate electronically 
with the CIO to an address specified by the CIO for the purpose, so long as 
the communication is authenticated in a manner which is satisfactory to the 
CIO.  

 
c) By the CIO  

i) Any member or charity trustee of the CIO, by providing the CIO with his or 
her email address or similar, is taken to have agreed to receive 
communications from the CIO in electronic form at that address, unless 
the member has indicated to the CIO his or her unwillingness to receive 
such communications in that form. 

ii) The charity trustees may, subject to compliance with any legal 

requirements, by means of publication on its website: 

(1) provide the members with the notice referred to in clause 18(2) (Notice 

of general meetings); and  

(2) submit any proposal to the members or charity trustees for decision by 

written resolution or postal vote in accordance with the CIO’s powers 

under clause 17 (Members’ decisions), 17(4) (Decisions taken by 

resolution in writing), or 18 (5) (the provisions for postal voting). 

iii) The charity trustees must: 

(1) take reasonable steps to ensure that members and charity trustees are 

promptly notified of the publication of any such notice or proposal; and 

(2) (ii) send any such notice or proposal in hard copy form to any member 

or charity trustee who has not consented to receive communications in 

electronic form. 
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22.  Keeping of Registers  
The CIO must comply with its obligations under the General Regulations in relation 

to the keeping of, and provision of access to, a (combined) register of its members 

and charity trustees.  

 

23.  Minutes  

a) The charity trustees must keep minutes of all: 
b) appointments of officers made by the charity trustees; 
c) proceedings at general meetings of the CIO; 

d) meetings of the charity trustees and committees of charity trustees including: 

i) the names of the trustees present at the meeting; 

ii) the decisions made at the meetings; and 

iii) where appropriate the reasons for the decisions; 

e) decisions made by the charity trustees otherwise than in meetings.    

 

24. Accounting records, accounts, annual reports and returns, register 
maintenance 

 
a) The charity trustees must comply with the requirements of the Charities Act 

2011 with regard to the keeping of accounting records, to the preparation and 

scrutiny of statements of account, and to the preparation of annual reports 

and returns. The statements of account, reports and returns must be sent to 

the Charity Commission, regardless of the income of the CIO, within 10 

months of the financial year end. 

 
b) The charity trustees must comply with their obligation to inform the 

Commission within 28 days of any change in the particulars of the CIO 

entered on the Central Register of Charities. 

 

25. Rules  
The charity trustees may from time to time make such reasonable and proper rules 
or byelaws as they may deem necessary or expedient for the proper conduct and 
management of the CIO, but such rules or bye laws must not be inconsistent with 
any provision of this constitution. Copies of any such rules or bye laws currently in 
force must be made available to any member of the CIO on request. 
 

26.  Disputes  

If a dispute arises between members of the CIO about the validity or propriety of 
anything done by the members under this constitution, and the dispute cannot be 
resolved by agreement, the parties to the dispute must first try in good faith to settle 
the dispute by mediation before resorting to litigation. 
 

27.  Amendment of constitution  
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As provided by sections 224-227 of the Charities Act 2011:  
a) This constitution can only be amended: 

i) by resolution agreed in writing by all members of the CIO; or 

ii) by a resolution passed by a 75% majority of those voting at a general 

meeting of the members of the CIO called in accordance with clause 19 

(General meetings of members). 

 

b) Any alteration of clause 3 (Objects), clause [29] (Voluntary winding up or 

dissolution), this clause, or of any provision where the alteration would provide 

authorisation for any benefit to be obtained by charity trustees or members of 

the CIO or persons connected with them, requires the prior written consent of 

the Charity Commission. 

 

c) No amendment that is inconsistent with the provisions of the Charities Act 

2011 or the General Regulations shall be valid. 

 

d) A copy of every resolution amending the constitution, together with a copy of 

the CIO’s constitution as amended must be sent to the Commission by the 

end of the period of 15 days beginning with the date of passing of the 

resolution, and the amendment does not take effect until it has been recorded 

in the Register of Charities. 

 

28.  Voluntary winding up or dissolution  
 

a) As provided by the Dissolution Regulations, the CIO may be dissolved by 
resolution of its members. Any decision by the members to wind up or 
dissolve the CIO can only be made: 
i) at a general meeting of the members of the CIO called in accordance with 

clause 19 (General meetings of members), of which not less than 14 days’ 

notice has been given to those eligible to attend and vote: 

(1) by a resolution passed by a 75% majority of those voting, or 

(2) by a resolution passed by decision taken without a vote and without 

any expression of dissent in response to the question put to the 

general meeting; or 

ii) by a resolution agreed in writing by all members of the CIO. 

b) Subject to the payment of all the CIO’s debts: 
i) Any resolution for the winding up of the CIO, or for the dissolution of the 

CIO without winding up, may contain a provision directing how any 

remaining assets of the CIO shall be applied. 

ii) If the resolution does not contain such a provision, the charity trustees 

must decide how any remaining assets of the CIO shall be applied. 

iii) In either case the remaining assets must be applied for charitable 

purposes the same as or similar to those of the CIO. 
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c) The CIO must observe the requirements of the Dissolution Regulations in 
applying to the Commission for the CIO to be removed from the Register of 
Charities, and in particular: 
i) the charity trustees must send with their application to the Commission: 

(1) a copy of the resolution passed by the members of the CIO; 

(2) a declaration by the charity trustees that any debts and other liabilities 

of the CIO have been settled or otherwise provided for in full; and 

(3) a statement by the charity trustees setting out the way in which any 

property of the CIO has been or is to be applied prior to its dissolution 

in accordance with this constitution; 

 

ii) (b)  the charity trustees must ensure that a copy of the application is sent 

within seven days to every member and employee of the CIO, and to any 

charity trustee of the CIO who was not privy to the application. 

 

d) If the CIO is to be wound up or dissolved in any other circumstances, the 
provisions of the Dissolution Regulations must be followed. 

 

29. Interpretation  
In this constitution:  
“connected person” means: 

i) a child, parent, grandchild, grandparent, brother or sister of the charity 
trustee; 

ii) the spouse or civil partner of the charity trustee or of any person falling 

within sub-clause (a) above; 

iii) a person carrying on business in partnership with the charity trustee or 

with any person falling within sub- clause (a) or (b) above; 

iv) an institution which is controlled – 

(1) by the charity trustee or any connected person falling within sub-clause 

(a), (b), or (c) above; or 

(2) by two or more persons falling within sub-clause 

 

v) when taken together 
vi) a body corporate in which – 
vii) the charity trustee or any connected person falling within sub-clauses (a) 

to (c) has a substantial interest; or 
(1) two or more persons falling within sub-clause (e)(i) who, when taken 

together, have a substantial interest. 

Section 118 of the Charities Act 2011 apply for the purposes of interpreting the terms 

used in this constitution. 

  

“General Regulations” means the Charitable Incorporated Organisations (General) 

Regulations 2012. 

 

 “Dissolution Regulations” means the Charitable Incorporated Organisations 
(Insolvency and Dissolution) Regulations 2012. 
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The “Communications Provisions” means the Communications Provisions in Part 
10, Chapter4 of the General Regulations 

“charity trustee” means a charity trustee of the CIO. 

A “poll” means a counted vote or ballot, usually (but not necessarily) in writing. 
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BOROUGH AND WARD PROFILE 
 
 
Hammersmith and Fulham is one of 13 Inner London Boroughs in the central 
western part of London. It is made up of 16 wards, consisting of 3 sub-areas, with 
Sands End one of 6 wards in the south sub-area. 
 
The population of the Borough is 185,004 (2018 Borough profile), with a low growth 
of 1.4% for the Borough compared to London overall. However, Sands End ward has 
had the largest growth in the Borough of 11.3% from 2015 to 2018, from people 
moving into the area for work. 
 
The Borough is the 8th most densely populated in the country, with 113 people per 
hectare. Sands End Ward has 124 people per hectare, and this compares to London 
at 57 people per hectare. 49% of the ward population are white British and 18% are 
other white residents, from countries including France, Ireland, Australia, the United 
States and Italy. 
 
In 2018, the borough was the 112th most deprived out of 317 local authority districts 
in England. This is an improvement since the 2015 Index of Multiple Deprivation, 
which ranked the borough as 91st most deprived on this measure (55th in 2010).  
 
Affluent with pockets of deprivation 
 
Sands End Ward is affluent with pockets of deprivation. The overall population 
(14,199) of the ward is middle-aged and young, single, healthy and skilled. A high 
proportion of the population works in well-paid professional jobs, mainly in the 
scientific and technical or financial and insurance sector. 71% of the ward population 
are of working age. 48% of residents have a level 4 qualification and 64% are in 
employment. 
 
However, within the ward there exist several deprived areas, particularly Sulivan 
Court Estate, Bulow Estate and Barton House, which suffer from multiple interlinked 
problems. These are characterised by: 

 Low skills 

 Unemployment and worklessness 

 Low incomes 

 Social or council rented housing 

 Low skilled occupation 

 Health issues. 

The ward is made up of eight Lower Super Output Areas, with one ranked within the 
30% most deprived nationally. Deprivation domains with the highest scores include 
the living environment, crime and barriers to housing and services. 
 
Health 
 
In 2018, 87% of residents declared themselves in good or very good health. 5.4% 
rated their health as bad or very bad, and 11.6% reported having long-term health 
problems. Life expectancy for males is 80.1 yrs. in the ward. Life expectancy for 
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females is higher i.e. 84.8 in the ward. This is against 84.1 in the borough and 84.2 
in London. 
 
It will be important when programming the centre that all activities and services are 
accessible and relevant to all, including people who are unemployed or on low 
incomes, people who have long-term health problems, and people from BAME 
communities. 
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SEACC EXPENSES 
 

Expenditure Cost 
£ 

Comment/Notes 
 

Council Tax 15,000 To be assessed. 80% deduction 
for charity  

Electricity/ Gas 8,000 Based on Grove Centre - 
Includes boiler cover 

Water 1,000 Based on Grove Centre - plus 
showers  

Building Maintenance 10.000 Estimated to meet full repairing 
lease costs  

Building Insurance  1,000 Estimate - Need a Broker 

Liability Insurance 500 Based on Grove Centre accounts 
(BT) 

Telephone/Broadband/WIFI 2,000 Estimate - Need monitoring  

Alarm 1,000 Estimate 

Consumables  2,000 Estimate  

Website 4,000 Estimate 

Website Maintenance  1,000 Estimate - should be low initially 
as new buildings 

Equipment Hire  1,000 Estimate- copier & other 
equipment  

Audit and Accounts 2,500 Estimate  

Legal 2,000 Estimate 

Contingency 5,000 Estimate 

Wages and Salaries* 109,000 Estimate 

 
Totals 

 
£165,000 

 

*See a breakdown of staff costs in Annexe 4.1. 
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Annexe 4.1 
STAFFING 

 

Position Hourly 
rate 

£ 

Salary 

£ 

NI (approx. 
10%) 

£ 

Pension 

£ 

Totals 

£ 

Manager  18.50 38,500 3, 850 1,155 43, 505 

DM* 14.00 40,768 4, 076 1, 223 46, 067 

Hol/Sick** 14.00 8,064 806 242 9, 112 

Cleaning*** 10.75 7,826 782 234 8,843 

Hol/Sick**** 10.75 903 90 27 1,020 

 

Totals 

  

96,061 

 

9,604 

 

2,881 

 

108,547 

*DM is Duty Manager (Sc 5), based on 5x8hr shifts Monday to Friday and 2 shifts at 
the weekend. 

**Holiday and sickness are calculated as cover for the duty manager and the 
manager. It is assumed cover for 4 weeks holiday and 2 weeks sickness. 

***Cleaning rate is the London Living Wage at 2 hours per day. 

****Cleaning holiday and sickness has been calculated at 4 weeks holiday and 2 
weeks sickness. 

Note: 

These costs exclude any staffing costs related to the community café, which will be 
deducted from the café income and any supporting grant. 
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SEACC TRUSTEE BIOGRAPHIES 

 
 
Ben Coleman (Chair of Shadow Board) 
Ben is a councillor (Fulham Broadway) in Hammersmith & Fulham, where he is 
Cabinet Member for Health and Adult Social Care, and Chair of the Health and 
Wellbeing Board. He was previously Cabinet Member for Commercial Revenue and 
Resident Satisfaction. He is a former governor of local schools for severely disabled 
children and for children with autism and helped found the Big Splash Trust to 
enable local disabled children, young people and their families to access 
hydrotherapy.  
 
John Goddard (Treasurer of Shadow Board) 
John is a retired company executive who has extensive Board-level international 
finance and strategy experience. He is a Fellow of both the Institute of Chartered 
Accountants and the Association of Corporate Treasurers. He is currently a non-
executive director of two companies. He served as Treasurer of the not-for-profit 
Delaware Theatre Company (US) from 2001-2006. John has lived in Parsons Green, 
close to the new community centre, since 2006. 
 
Ann Rosenberg 
Ann is a Sands End councillor and was a founder member of the previous Save 
Sands End Community Centre campaign. She has been a Sands End resident for 
over 40 years and was a founder member and honorary secretary of a local 
residents’ association, PRARA (Peterborough Road and Area Residents’ 
Association). She was involved with the action group campaign to stop the Thames 
Tunnel drive site in Carnwath Road and acted as Chair of the Community Liaison 
Working Group. Ann was a board member of the Parsons Green Sports and Social 
Club (founded 1885), advising on catering and developing the social/community 
aspect of membership.  
 
Elizabeth Henderson 
Elizabeth has lived locally for the past 30 years. She and her family have enjoyed life 
in South Park  on a daily basis. She has been a director of an independent charity for 
the last 20 years and as such has experience in all aspects of running a small 
charity. Elizabeth is also a governor at Royal Brompton & Harefield NHS Foundation 
Trust (since 2015), representing the views of members of the Trust and advising on 
future direction. More locally, Elizabeth has spent many years working with Lady 
Margaret School, raising the profile of local community events and establishing a 
significant membership base for a local interest group. 
 
Tim Prager 
Tim is an award-winning writer and producer of television, film and theatre. He’s a 
graduate of Dartmouth College and The London Academy of Music and Dramatic 
Arts (LAMDA) and a thirty-year resident in Fulham. He serves on the Development 
Board of St. Hugh’s College, Oxford, is Chair of the Hammersmith & Fulham 
Independent Parks Commission and has served as Chair of the Tideway Community 
Liaison Working Group and as Vice-Chair of Governors of New King’s School. He 
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has been involved with the delivery of the Sands End Arts and Community Centre 
since the project’s inception. 
 
Vannessa Lock 
Vannessa has lived and worked in Fulham for 51 years and brought up a family in 
the area. She has a great deal of experience working with local children and families, 
including at Langford Primary school, the after-school and activity centre at Sands 
End Adventure Playground, and St Michael’s youth club. She attends St Matthew’s 
Church and has been involved with many outreach projects over many years. 
Vannessa is passionate about the community in Sands End.  
 


