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MAIDSTONE BOROUGH COUNCIL 

 

COBTREE MANOR ESTATE CHARITY COMMITTEE 

 
MINUTES OF THE MEETING HELD ON 9 JULY 2014 

 
Present:  Councillor Perry (Chairman) and 

Councillor Greer 

 

Also Present: Councillor Mrs Ring  

 
 

1. APOLOGIES FOR ABSENCE  
 

It was noted that apologies for absence had been received from Councillor 
McLoughlin and Mr Richard Corben, the Chairman of the Cobtree Charity 
Trust Limited. 

 
2. NOTIFICATION OF VISITING MEMBERS  

 
Councillor Mrs Ring attended the meeting as an observer. 
 

3. ELECTION OF CHAIRMAN  
 

RESOLVED:  That Councillor Perry be elected as Chairman of the 
Committee for the Municipal Year 2014/15. 
 

4. ELECTION OF VICE-CHAIRMAN  
 

RESOLVED:  That Councillor Greer be elected as Vice-Chairman of the 
Committee for the Municipal Year 2014/15. 
 

5. DISCLOSURES BY MEMBERS AND OFFICERS  
 

There were no disclosures by Members or Officers. 
 

6. DISCLOSURES OF LOBBYING  

 
There were no disclosures of lobbying. 

 
7. EXEMPT ITEMS  

 
RESOLVED:  That the items on the agenda be taken in public as 
proposed. 

 
8. MINUTES OF THE MEETING HELD ON 14 APRIL 2014  

 
RESOLVED:  That the Minutes of the meeting held on 14 April 2014 be 
approved as a correct record and signed. 
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9. CHARITY KNOWN AS THE COBTREE MANOR ESTATE - FINANCIAL 
POSITION 2014/15  

 
The Committee considered the report of the Head of Finance and 

Resources setting out details of the financial position in respect of the Golf 
Course and the Manor Park as at 31 May 2014.  The report also included 
details of capital expenditure and total investments held.  It was noted 

that: 
 

• The 2013/14 outturn position, set out in Appendix A to the report, 
showed the net operational surplus for the Estate was £9,252.  This 
was lower than previous years due to a combination of increased 

running costs at the Manor Park and some one-off costs incurred in 
respect of the Kent Life attraction.  The draft accounts for 2013/14 

would be reported to the meeting of the Committee scheduled to be 
held in September. 

 

• The Golf Course was projected to continue to produce a healthy net 
surplus for 2014/15, but the projected deficit on the Manor Park 

meant that only a small overall net surplus was forecast.  Costs 
would be monitored closely to ensure that the activities of the 

Estate at least break even for the year.  There would also be some 
additional costs incurred in respect of the Kent Life attraction, but it 
was anticipated that there would be sufficient income to cover 

them.  With the ongoing implementation of the Master Plan, there 
was an opportunity to develop additional income streams to cover 

these extra costs.    
 

• The budget for the implementation of the Master Plan had been set 

at £1.065m.  To date there had been expenditure of £678,068 on 
Phase 1 works in respect of the play area, car park and other 

associated works, and funding to the value of £506,000 had been 
drawn down from the endowment fund to cover the expenditure, 
with the balance being funded from previous operational surpluses 

generated from the Estate activities. 
 

In response to a question by a Member, the Senior Accountant confirmed 
that regular updates would be provided to assure the Committee that 
costs were being monitored closely. 

 
RESOLVED:  That the financial position in respect of the Golf Course and 

the Manor Park be noted. 
 

10. COBTREE ESTATE UPDATE REPORT  

 
The Committee considered the report of the Cobtree Officer setting out 

details of work undertaken across the Cobtree Estate during the period 
November 2013 to June 2014.  It was noted that: 
 

• Visitor figures to date showed that the popularity of the Manor Park 
continued to improve, with visitor numbers up 55% on the previous 

year. 
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• Work on the tender package for the operation and management of 
the Golf Course was progressing, but it was likely that an extension 

to the existing lease would be required to enable the exercise to be 
completed. 

 
• Tenders had been invited for the construction of the new Visitor 

Centre/Cafe, and it was anticipated that a recommendation would 

be made to the September meeting of the Committee regarding the 
appointment of a contractor. 

 
• Quotes for the replacement of the two refurbished huts at the rear 

of the Kent Life site, which were burnt down in a suspected arson 

attack in June 2014, would be reported to a future meeting of the 
Committee.  In the meantime, action had been taken to improve 

security at the site. 
 
Members reiterated the need to ensure that the new Visitor Centre/Cafe 

was delivered on time and within budget. 
 

RESOLVED:  That the progress report on the works undertaken across 
the Cobtree Estate during the period November 2013 to June 2014, 

attached as Appendix A to the report of the Cobtree Officer, be noted. 
 

11. COBTREE MANOR ESTATE RISK MANAGEMENT ANNUAL REVIEW 2014  

 
DECISION MADE: 

 
That the Risk Assessment documents attached as Appendices A and B to 
the report of the Cobtree Officer be endorsed. 

 
For further information regarding this decision, please follow this link: 

 
http://services.maidstone.gov.uk/ieDecisionDetails.aspx?AIId=18322 
 

12. DURATION OF MEETING  
 

5.50 p.m. to 6.05 p.m. 
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MAIDSTONE BOROUGH COUNCIL 

 

COBTREE MANOR ESTATE COMMITTEE 

 

3RD OCTOBER 2014 

 

REPORT OF THE HEAD OF FINANCE & RESOURCES  

 

Report prepared by: Paul Holland (Senior Accountant) 

 
 

1 FINANCIAL POSITION 2014/15      
      

1.1 Issue for Decision         
    

1.1.1 To consider the current financial position of the Golf Course and Manor 
Park as at 31st August 2014.         
    

1.2 Recommendation of the Head of Finance & Resources   
    

1.2.1 That the current financial position as at 31st August 2014 is noted.   
        
1.3 Reasons for Recommendation       

  
1.3.1 Attached at APPENDIX A is the current financial position, including the 

projected outturn as at 31st August 2014. If any significant financial issues 
arise during September these will be reported verbally to the meeting. 
           

1.3.2 The report also includes details of capital expenditure and total 
investments held.          
      

1.4 Current Financial Position         
           
1.4.1 The Golf Course was projected to continue to produce a healthy net 

surplus for 2014/15; however the projected deficit on the Manor Park 
means that only a small overall net surplus was forecast. There will also 
be some additional costs incurred in respect of the Kent Life attraction, 
but it is anticipated that there will be sufficient income to cover these 
costs.             
   

1.4.2 As shown at Appendix A the Golf Course is currently performing on 
budget; however the Manor Park is showing an adverse variance against 
the budgeted figures. This is a consequence of additional grounds 
maintenance costs and staffing costs that are being incurred due to the 
high usage of the Park and the consequential need for increased 
resources to maintain it to a desirable level.      
        

1.4.3 Officers will investigate ways of controlling costs to ensure the situation is 
managed as much as possible, however it is likely that there will be a 
small net deficit on the operations of the Estate at the end of the financial 
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year. There are sufficient resources from previously accumulated 
surpluses to cover a deficit, so there will not be any implications for on-
going operations or the Master Plan.      
      

1.4.4 As outlined at the last meeting of the Committee with the on-going 
implementation of the master plan the opportunity exists for developing 
additional income streams to cover these extra costs, particularly around 
the new Visitor Centre and Café and charging for car parking. The Golf 
Course contract is also due for renewal in January 2015, and officers are 
in discussions with the current contractors over an extension whilst a full 
procurement exercise is undertaken.       
            

1.5 Investments 
         
1.5.1 The market value of the investments held with Charifund has continued to 

rise following the dip in value in the recent past. Total withdrawals of 
£506,000 to fund the master plan have now been made, which is reflected 
in the values shown below. The current value is shown in the table below. 

 

  £ 

Total investments made up to 31st March 2014 784,000  

Balance Sheet (Market) Value 31st March 2014 1,163,867  

Market Value as at 16th September 2014 1,174,548 
 

           
1.6 Capital Expenditure         

  
1.6.1 The budget for the Master Plan was agreed at £1.065m, to be funded by 

drawing down from the endowment funds invested with Charifund. 
However additional funding of £0.3m from Cobtree Charity Trust Ltd for 
the visitor centre has now been agreed, which will reduce the need to 
withdraw funds from Charifund.  

 
1.6.2 To date there has been expenditure of £678,618 on Phase 1 works in 

respect of the play area, car park and other associated works, and 
funding to the value of £506,000 has been drawn down from the 
endowment fund to cover the expenditure, with the balance being funded 
from previous operational surpluses generated from the Estate activities. 
Expenditure to date on the Visitor Centre is £15,156.    
       

1.7 Alternative Actions and Why Not Recommended    
  

1.7.1 The Committee could choose not to receive updates during the year on 
the financial position, but this would not be consistent with good financial 
management.         
            

1.8 Impact on the Charity’s Objectives      
  

1.8.1 The net surplus on the activities of the Golf Course and the Manor Park 
are to be used to further the long term aims and objectives of the Trust, 
particularly the agreed Master Plan for the development of the Manor 
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Park.            
   

1.9 Risk Management           
     

1.9.1 Good financial management allows more informed decisions to be made 
regarding the ongoing activities of the Trust.     
   

 
 
            
             
1.10 Other Implications         

            
Financial X 
Staffing  
Legal  
Social Inclusion  
Environmental/Sustainable Development   
Community Safety  
Human Rights Act  
Procurement  
Asset Management  

   
1.11  Financial Implications        

  
Financial Implications are detailed in the report above.  
  
 
 
 
 
 

 

NO REPORT WILL BE ACCEPTED WITHOUT THIS BOX BEING 

COMPLETED 

 

 
Is this a Key Decision? Yes   No  
 
If yes, when did it appear in the Forward Plan? _______________________ 
 
 
Is this an Urgent Key Decision?     Yes                  No 
 
 
Reason for Urgency 
 
Not applicable 

           

 X 

 X 
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APPENDIX A - COBTREE GOLF COURSE & MANOR PARK 

CURRENT FINANCIAL POSITION

April - August 2014 Golf Course

Category

2013/14 Actual 

(£)

2014/15 Actual 

to end of 

August (£)

Estimate to 

Date (£)

Full Year 

Estimate (£)

Premises Costs 32,545 7,366 18,590 39,060 

Recharges 35,351 15,894 15,860 38,070 

Income -283,286 -120,348 -130,140 -239,950 
TOTAL OPERATIONAL SURPLUS -215,390 -97,088 -95,690 -162,820 

Cobtree Operational Surplus -167,296 - - -127,670 

MBC Share -48,094 - - -35,150 
-215,390 - - -162,820 

April - August 2014 Manor Park

Category

2013/14 Actual 

(£)

2014/15 Actual 

to end of 

August (£)

Estimate to 

Date (£)

Full Year 

Estimate (£)

Employee Costs 37,830 12,970 14,310 34,360 

Premises Costs 128,167 60,432 35,370 81,910 

Transport 63 77 250 600 

Supplies & Services 38,835 5,831 9,270 28,060 

Recharges 37,710 19,079 19,050 45,720 

Income -85,455 -10,383 -6,250 -66,100 
TOTAL OPERATIONAL DEFICIT 157,150 88,006 72,000 124,550

Net Operational Surplus -10,146 - - -3,120 

This is the actual expenditure to date compared

against the projected estimate up to the end of August 2014.
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MAIDSTONE BOROUGH COUNCIL 

 

COBTREE MANOR ESTATE COMMITTEE 

 

3RD OCTOBER 2014 

 

REPORT OF THE HEAD OF FINANCE & RESOURCES  

 

Report prepared by: Paul Holland (Senior Accountant) 

 

1 ACCOUNTS 2013/14        
    

1.1 Issue for Decision         
    

1.1.1 To consider the un-audited Report and Financial Statement for the 
financial year 2013/14.        
    

1.2 Recommendation of the Head of Finance & Customer Services  
       

1.2.1 That the Committee notes the draft Report and Financial Statement for 
the financial year 2013/14.       
     

1.3 Reasons for Recommendation       
  

1.3.1 Attached at APPENDIX A are the draft Report and Financial Statements 
for the financial year 2013/14.       
     

1.3.2 The draft Report and Financial Statements have been produced in 
accordance with the Charity Accounting Statement of Recommended 
Practice.             
  

1.3.3 Members have previously agreed to appoint King & Taylor as external 
auditors for 2013/14.          
    

1.4 Financial Statements 2013/14         
 

1.4.1 There was a net increase in the funds of the Trust of £167,458. However 
this figure includes the capital expenditure and funding of the Manor Park 
Master Plan and investment income. Excluding these items the operation 
of the golf course and the park made a net surplus of £10,146, compared 
to a net surplus of £53,538 in 2012/13. The reason for the decrease in the 
level of the surplus is the increase in running costs at the park. Usage of 
the park has increased dramatically since the new play area was opened 
(as can be seen in the report section of Appendix A), and this has led to 
increases in staffing and maintenance costs.  It should be noted that these 
figures are provisional as the accounts are still subject to external audit.  

         
1.4.2 The capital expenditure has been funded by withdrawals totalling 

£506,000 from the investment of the permanent endowment in Charifund, 
as agreed by the Charity Commission. Previously accumulated operational 
surpluses of £150,000 have also been utilised to fund the project, and a 
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donation of £300,000 from Cobtree Charity Trust Ltd towards the cost of 
the visitor centre and café has also been secured. This will reduce the 
level of funding needed from the permanent endowment.    
           

1.4.3  In November 2013 following a series of legal agreements the Trust 
assumed responsibility for the Kent Life attraction. Whilst the 
management of the attraction is being undertaken by Continuum Ltd the 
assets are now shown on the Balance Sheet of the Trust. They were 
valued by Harrison’s Chartered Surveyors, along with the remainder of the 
Trust’s fixed assets. The Kent Life assets were valued at £725,000, and 
the remainder of the assets increased in value by £353,163.    
        

1.4.4 As previously mentioned a number of withdrawals have been made from 
the permanent endowment fund held with Charifund. The market value of 
these at 31st March 2014 was £1,163,867, compared to £1,526,936 as 
31st March 2013. This is a decrease in value of £363,069, but total 
withdrawals were £506,000, so the underlying position is that the 
investments have increased in value over the course of the year.  
  

1.4.5  The audit of the accounts is currently in progress, and if any significant 
issues have arisen by the time this report is presented they will be 
verbally reported at the meeting.       
   

1.4.6 Once the audit is completed the Report and Annual Accounts will be 
presented to the Committee for formal approval in time to meet the 
statutory deadline for submission to the Charity Commission of 31st 
January 2015.  

          
1.5 Alternative Actions and Why Not Recommended    

  
1.5.1 None           

  
1.6 Impact on the Charity’s Objectives      

  
1.6.1 The net surplus from the operations of the Golf Course and Manor Park 

will enable the Trust to move forward with their proposals to improve 
facilities on the Cobtree Manor Estate.       
             

1.7 Risk Management           
     

1.7.1 The reporting of the final position for 2013/14 assists in the on-going 
financial management of the Trust.       
          

1.8 Other Implications         
            
Financial X 
Staffing  
Legal  
Social Inclusion  
Environmental/Sustainable Development   
Community Safety  
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Human Rights Act  
Procurement  
Asset Management  

   
1.9  Financial Implications        

  
1.9.1  The Accounts are a factual statement of the financial affairs of the Trust 

for 2013/14.          
           
 
 
 
 
    
 
 

  NO REPORT WILL BE ACCEPTED WITHOUT THIS BOX BEING 

COMPLETED 

 

 
Is this a Key Decision? Yes   No  
 
If yes, when did it appear in the Forward Plan? _______________________ 
 
 
Is this an Urgent Key Decision?     Yes                  No 
 
Reason for Urgency 
 
Not applicable 

 
 
 
      

   

 X 

 X 
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MAIDSTONE BOROUGH COUNCIL 

 

COBTREE MANOR ESTATE COMMITTEE 

 

3 OCTOBER 2014 

 

REPORT OF THE COBTREE OFFICER  

 
Report prepared by Joanna Joyce   

 

 
1. Cobtree Estate Progress Report 
 

1.1 Issue for Decision 
 

1.1.1 To consider the work being undertaken across the Cobtree Estate as 
set out in the attached progress report. 

 
1.1.2 To consider the potential re-let of Garden Cottage. 
 

1.2 Recommendation of the Cobtree Officer 
 

It is recommended that the Committee: 
 
1.2.1 Note the contents of the report attached at Appendix A. 

 
1.2.2 Authorise the Head of Legal Services to re-let  Garden Cottage on a 

long term tenancy at  market rent (and on such other terms as may be 
agreed by the Cobtree Officer), once the  existing tenant gives notice. 

 

1.3 Reasons for Recommendation 
 

1.3.1 The Committee previously resolved to receive a progress report on the 
work across the estate at each meeting. Attached at Appendix A is 
the report for the most recent period. 

 
1.3.2 The tenant of Garden Cottage has expressed a desire to seek 

alternative sheltered accommodation and is waiting for a suitable place 
to become available. It is recommended that as with 4 Stream 
Cottages the cottage is re-let on a long term let at the appropriate 

market rate. It is important that the re-letting occurs as quickly as 
possible to ensure a continuity of income from the property. Currently 

the rent is £5682.88 per annum, it is thought that when re-let it could 
achieve at least £9000 per annum. 
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1.4 Alternative Action and why not Recommended 

 
1.4.1 The alternative course of action is to reject the request for the 

endorsement of ongoing works across the estate; however the 
Committee have previously resolved to have an update at each 
meeting. 

 
1.4.2 The Committee could choose to wait to make a decision on the re-

letting of the property once it is vacant. This is not recommended as 
income would be lost in the period between it becoming vacant and 
the next meeting.  

 
1.4.3 The Committee could choose to sell the property. This is not 

recommended as although there would be a short term capital gain, 
the revenue from the tenancy would be lost. Ongoing revenue for 
operations is tight due to increased use from higher visitor numbers 

and maintenance costs for the play area, following the success of the 
Cobtree Manor Park project. As such it would not be in the best 

interest of the charity to reduce the annual income generated through 
letting the property. 

 
1.5 Impact on Charity Objectives 
 

1.5.1 The work of the Estate and the master plan directly supports the 
achievement of the charity’s object. The governing object is stated as: 

 
“To hold Cobtree Manor and Cobtree Manor Estate for the benefit of 
the inhabitants of Maidstone and other members of the general public 

in one or other or all of the following ways: 
 

i) By maintaining the Cobtree Manor Estate as an open space as 

defined by the Open Spaces Act 1906 and if the lessees think fit 
providing thereat facilities for organised games and other sports”. 

 
ii) With the consent of …[the Cobtree Charity Trust Limited and the 

Kent County Council]… in such other way for the benefit of the 
inhabitants of Maidstone and other members of the general public 
as the Council shall from time to time think appropriate.” 

 
1.6 Risk Management  

 
1.6.1 There are no additional risks arising from this report. 
 

1.7 Other Implications  
 

1.7.1  
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1. Financial 

 

 

X 

2. Staffing 

 

 

 

3. Legal 

 

 

 

4. Equality Impact Needs Assessment 

 

 

 

5. Environmental/Sustainable Development 
 

 

6. Community Safety 
 

 

7. Human Rights Act 
 

 

8. Procurement 
 

 

9. Asset Management 
 

 
 

 

1.7.2 There are potential financial implications if Garden cottage is not re-let 
quickly once it becomes vacant.  Any additional rental income from 

letting the property at market rates will be used for the benefit of 
Cobtree Manor Park. 

 

1.8 Relevant Documents 
 

1.8.1 Appendices  

 

IS THIS A KEY DECISION REPORT? 
 
Yes                                               No 

 
 

If yes, when did it first appear in the Forward Plan?  
 
………………………………………………………………………………………………………………………….. 

 
 

This is a Key Decision because: ……………………………………………………………………….. 
 
……………………………………………………………………………………………………………………………. 

 
 

 
Wards/Parishes affected: ………………………………………………………………………………….. 
 

…………………………………………………………………………………………………………………………….. 
 

X 
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Appendix A Cobtree Estate Progress Update 

 
1.8.2 Background Documents  

 
Cobtree Manor Estate Master Plan 
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Appendix A 

Cobtree Estate Progress Report 

Introduction 

This report sets out the work on the estate and covers the period from July to 

October 2014. 

Cobtree Manor Park 

Maintenance of this period covered the summer months and as such was taken 

up predominantly by routine maintenance tasks. 

The park achieved Green Flag status at the first attempt gaining an overall band 

score of 75-79%, which is very good and in the second to top banding. As a 

result of this it will be mystery shopped rather than judged next year. 

The Elephant House mural has been completed by artist Suzue Dafforn. 

Work on the final sculpture continues. Progress on this can be followed on the 

blog written by sculptor Jason Mulligan  

http://thecobtreesculpture.blogspot.co.uk 

   

Cobtree footfall continues to be good. We now have two complete years worth of 

figures from the footfall counter at Cobtree.  In the last quarter we had 78,716 

recorded visits between April and June, this is a 7.47% increase on the same 

time last year. 

Taking into account both years figures there were 229,688 recorded visits 

between July 12 to June 13, verses 280,666 recorded visits between July 13 to 

June 14.  This is an increase of 22.19%. 
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Cobtree Monthly and Quarterly footfall figures 

    

         

  2012 Quarterly 2013 Quarterly 

% on 

previous 

year 2014 Quarterly 

% on 

previous 

year 

Jan     14,675 

 

  18,133 

 

  

Feb     12,092 

 

  17,626 

 

  

Mar     12,144 38,911   24,503 60,262 54.87 

Apr     19,012 

 

  28,012 

 

  

May     26,325 

 

  24,733 

 

  

Jun 10,347   27,906 73,243   25,971 78,716 7.47 

Jul 18,509   32,277 

 

    

 

  

Aug 25,461   38,100 

 

    

 

  

Sep 20,268 64,238 23,070 93,447 45.47   

 

  

Oct 20,745   18,605 

 

    

 

  

Nov 19,296   15,869 

 

    

 

  

Dec 13,255 53,296 13,767 48,241 -9.48   

 

  

                  

Total 127,881 117,534 253,842 253,842   138,978 138,978   

 

Cobtree Visitor Centre 

The details of the visitor centre are in a separate report. The build is due to 

begin in October provided the required consents from the Committee are in 

place. 

A meeting has been arranged with the Cobtree Trust to begin the design of the 

interpretation for the new Visitor Centre. 

Cobtree Golf Course 

Discussions are ongoing with MyTime regarding an extension to the existing 

contract. This will enable a full procurement process to take place. 

Recommendations will be brought to Committee as part of this process. 

Mytime have introduced Foot-golf at the weekends after 2pm, this is claimed to 

be the fastest growing sport in the UK. 

Estate properties 

The tenant at Garden Cottage has expressed an interest in moving in the near 

future, when suitable accommodation becomes available. It is recommended 

that consent is sought from the committee to re-let the cottage on a long term 

let at the market rate. Currently the rent is £5682.88 per annum, and it is 

estimated the revised rental could be at least £9000 per annum. Once it 

becomes vacant the property section will assess whether any work is required 
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prior to re-letting. Any works over the threshold of £5000 will be brought before 

the Committee for prior approval. 

Kent Life 

Dilapidations works, including improvements to the car park have been 

completed. 

The current year is progressing well with visitor numbers up 9% and income up 

20% on last year. This should result in a profit share to CMET of £60,000 (based 

on current forecast accounts). Continuum are currently planning developments 

and safety improvements to site which this could go towards, including 

pathways, fences and other basic infrastructure to ensure compliance with latest 

regulations. 

In August there was a food hygiene inspection and the attraction was awarded 

the maximum 5 star rating. 

This Autumn, a number of events are being hosted including the Apple Fayre, 

Bonfire Night and the re-enactment weekend ‘Christmas on the Home Front’. 

The recent event ‘Hops n Harvest’ was a great success, with the Oast house 

being fired up (it is the last coal fired Oast in the country). 

Kent Life will also be welcoming over 8,000 school children to their award 

winning workshops. Continuum has plans underway to improve the guest offer 

even further next season to help sustain the current growth. 

Meetings have been held with the Young Farmers and the Friends to improve 

ways of working on site. As part of this, plans to move the Young Farmers to one 

area are being progressed. They are looking for an agreement to be on site as 

part of this move. The terms of the agreement will be brought before the 

Committee for approval prior to being finalised.  

Discussions are underway to consider the future of the site and the best way 

forward at the end of the current lease in November 2015. It is vital if the 

success of the attraction is to be built on that these discussions are finalised 

quickly so that a recommendation can be brought to the Committee. 

Summary 

Work continues across the estate with improvements over the period of the 

report to Cobtree Manor Park, Cobtree Manor Park Golf Course and Kent Life. 
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MAIDSTONE BOROUGH COUNCIL 

 

COBTREE MANOR ESTATE COMMITTEE 

 

3rd October 2014 

 

REPORT OF THE COBTREE OFFICER  

 
Report prepared by Joanna Joyce   

 

 

1. Cobtree Manor Estate Visitor Centre 

 

1.1 Issue for Decision 

 

1.1.1 To consider the design of the visitor centre as set out in Appendix 

A. 

 
1.1.2 To consider the appointment of the contractor to build the new 

visitor centre as set out in exempt Appendix B.  
 

1.1.3 To consider the final cost for phase 3 of the project. 
 

1.1.4 To consider the additional costs for fixtures, fittings and 
equipment, the fitting of the kitchen and the cost of interpretation 
shown in Appendix A. 

 

1.2 Recommendation of the Cobtree Officer 
 

 It is the recommendation of the Cobtree Officer;  
 

1.2.1 That the final design of the visitor centre as set out in Appendix A 
is approved. 

 

1.2.2 That the recommendation of G.A. Harpers Ltd. (Harpers) as the 
winning tenderer, under the tendering process conducted by the 
Council as set out in exempt Appendix B, is appointed to build the 
Visitor Centre. That the Head of Legal Services is authorized to 
complete an agreement with Harpers to this effect, and that the 
Cobtree Officer is given the authority to agree further details of the 
contract if needed, in consultation with the Chairman of the 
Cobtree Manor Estate Committee.  

 

1.2.3 That the Committee approves phase 3 (i.e. the Visitor Centre) of 
the Cobtree Master Plan Project to begin and agrees for the final 
amount of money £371,226 to be released for this purpose. It 

Agenda Item 10
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should be noted that of this sum £300,000 is grant money received 
from the Cobtree Charity Trust Ltd. (CCTL).  The £300,000 
originally identified by council officers from the permanent 
endowment for the Master Plan project for the Visitor Centre will 
not be drawn down consequent on this grant from CCTL, amounts 
subject to paragraph 1.2.4.  

 

1.2.4 That the Committee approve the following money from this original 
visitor centre budget of £300,000 to be allocated to this the final 
phase of the project as additional items of expenditure:  
 
a) £25,125 as a 7.5% contingency against the contract sum; 
b) £12,000 to be spent on furniture for the café including new 

tables for inside and outside; 
c) £22,000 for the kitchen fit out; 
d) £10,000 for high quality interpretation, including new 

signage, with the design of the interpretation being developed 
in consultation with CCTL; 

e) £10,000 for additional security including new CCTV; 
f) £15,000 for surfacing to extend the car park within Cobtree 

Manor Park to accommodate 60 extra spaces. 
 

1.3 Reasons for Recommendation 
 
1.3.1 The final design is a detailed and costed plan for the visitor centre 

and following on from the concept design already approved by the 
Committee.  Approval of this detailed design is consistent with 
decisions already taken by the Committee. 

 
1.3.2 Harpers have been recommended as the main contractor following 

the tender process which was overseen by Stephen Trigg, 
Procurement Manager and Simon Logan, Procurement Officer.  The 
assessment criteria were to ensure that both price and quality 
were considered.  The top two contractors were interviewed to 
confirm that they were happy with their bids and answer any 
questions, the prices and scoring was then finalised resulting in the 
final recommendation.  A full tender process was followed.  Details 
of this process and the scoring can be found in exempt Appendix 

B.  
 
1.3.3 It is recommended that some of the money remaining from the 

original project budget prior to the offer from CCTL to fund the 
visitor centre, be allocated to the project in order to enable the 
project to be completed to a high standard. 

 
1.3.4 The budget figures show that the building can be built on budget.  

The £4774 difference between the budget remaining and the 
current commitments will be found as part of the value engineering 
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exercise that will happen once the contractor is appointed.  The 
budget does not however leave room for a contingency.  It is 
requested that money for a contingency is allocated to the project 
to ensure there are sufficient funds for any minor changes to the 
project or cost of items. 

 
1.3.5 It is requested that money is spent on furniture for the Visitor 

Centre.  By purchasing these a level of continuity of style and 
design will be able to be followed through both the interior and the 
exterior matching with the styles already used in the park.  Any 
items that would need to be replaced over time such as tables and 
chairs could be recharged over time to the successful contractor for 
the management of the Visitor Centre. 

 
1.3.6 It is recommended that funding is set aside for the kitchen design 

and fit.  This will enable a greater return to be charged for the 
lease of the facility than if it were let empty and the successful 
contractor was required to bring in equipment.  This is particularly 
important given the uncertainty of income in the future from the 
golf course. 

 
1.3.7 The provision of good quality interpretation will be important for 

ensuring that the public understand the history of the site and the 
role of Sir Garrard and subsequently CCTL in the history of Cobtree 
Manor Park.  It was one of the requests of CCTL which is now 
funding the Visitor Centre that good quality interpretation be 
installed. 

 
1.3.8 It is recommended that funding is allocated for CCTV to ensure the 

security of the Visitor Centre.  Given recent problems elsewhere on 
the estate it is considered important to provide as much protection 
as possible for the new Visitor Centre. 

 
1.3.9 The car park extension on grass areas within the park has worked 

well over the summer.  It is important that this area is made 
suitable for use in all weathers as the park is also now popular 
through the winter.  The addition of indoor seating in the Visitor 
Centre is also likely to increase winter use meaning the car parking 
requirement when the ground is wet is likely to be greater than it 
is at present.  

 
1.4 Alternative Action and why not Recommended 
 
1.4.1 The alternative would be to reject the final design or to request 

changes to it.  This is not recommended as the design meets the 
concept design previously approved by the Committee.  Redesign 
would be very costly and would lead to a building different to that 
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already approved which would then have to go through the 
planning process again. 

 
1.4.2 The Committee could choose to award the contract to another 

contractor from the list, however the scoring process has been 
carefully followed to ensure both a fair process and that the 
successful contractor has both the capability and availability to 
complete the work to a high standard at a fair price. 

 
1.4.3 The Committee could choose not to take additional funding from 

the original budget for a contingency fund.  This would result in the 
building having to be re-designed to ensure a contingency was 
included, reducing the quality of the build. 

 
1.4.4 The Committee could choose not to provide furniture for the Visitor 

Centre or to fit the kitchen; however this would mean the facility 
would be let for a considerably lower rate.  Given the current 
uncertainty of income due to the golf course re-letting, it is 
considered prudent to maximise income from the facility wherever 
possible. 

 
1.4.5 It has already been decided to partner with CCTL in providing 

interpretation for the Visitor Centre outlining the history of the 
park.  For this to be of a high quality it will be important to provide 
sufficient funding.  The Committee could choose not to fund this 
from the original budget however this would result in savings 
having to be found from the main building and a subsequent 
reduction in the quality of it. 

 
1.4.6 CCTV is recommended to improve the security of the site 

surrounding the Visitor Centre.  The Committee could choose not 
to install it however this would leave the site very vulnerable to 
vandalism and other more expensive deterrents would be required.  

 
1.4.7 The alternative to providing funding for car park surfacing 

improvements is to leave the existing car parks as they are.  This 
would cause problems in the winter as cars would not be able to 
use grass parking areas and would end up having to use the road.  
The opening of the visitor centre will make it more likely that the 
park is used in poor weather increasing the need for all weather 
parking. 

 
1.5 Impact on Charity Objectives 
 
1.5.1 The governing object is stated as: 
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 “To hold Cobtree Manor and Cobtree Manor Estate for the benefit 
of the inhabitants of Maidstone and other members of the general 
public in one or other or all of the following ways: 
 

By maintaining the Cobtree Manor Estate as an open space 
as defined by the Open Spaces Act 1906 and if the lessees 
think fit providing thereat facilities for organised games 
and other sports”. 
 
With the consent of …[the Cobtree Charity Trust Limited 
and the Kent County Council]… in such other way for the 
benefit of the inhabitants of Maidstone and other members 
of the general public as the Council shall from time to time 
think appropriate.” 
 

1.5.1 The building of the Visitor Centre and the associated works as set 
out in this report will directly support the objects of the charity by 
maintaining visitor numbers and adding to the attraction of the 
park to the general public. 

 
1.6 Risk Management  
 
1.6.1 There are no additional risks arising from this report as the 

Committee has already taken the decision to build the Visitor 
Centre. 

 
1.7 Other Implications  

 
1.7.1  

1. Financial 
 

  X 
 

2. Staffing 
 

 
X 

3. Legal 
 

 
 

4. Equality Impact Needs Assessment 
 

 
 

5. Environmental/Sustainable Development 
 

 

6. Community Safety 
 

 

7. Human Rights Act 
 

 

8. Procurement 
 

 

9. Asset Management 
 

x 
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1.7.2 The financial implications of the capital project are set out in 

Appendix A.  The new Visitor Centre will potentially have staffing 
and financial implications.  These will be dealt with in a future 
report into the running of the centre.  The financial implications 
should be positive and the new facility should provide an income to 
cover its running costs, including staff with any surplus being spent 
in the park. 

 
1.7.3 Asset management implications will be minimal as there is already 

a facility (the kiosk and the toilets) to manage.  Although the 
Visitor Centre will be larger because it will be newer there should 
be fewer repairs required. 

 
1.8 Relevant Documents 
 
1.8.1 Appendices  
 

Appendix A The visitor centre final design and budget position. 
Exempt Appendix B The results from the tender process. 

 
1.8.2 Background Documents  

 
Cobtree Manor Park Master Plan 

 

 

IS THIS A KEY DECISION REPORT? 
 
Yes                                               No 
 
 
If yes, when did it first appear in the Forward Plan?  

 
……………………………………3/9/2014…………………………………………………………………………………….. 
 
 
This is a Key Decision because: ……It involves a spend greater 
£250,000………………………………………………………………….. 
 
……………………………………………………………………………………………………………………………. 

 
 
Wards/Parishes affected: ………Boxley, ………………………………………………………………………….. 
 
…………………………………………………………………………………………………………………………….. 

 

x 
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Appendix A Cobtree Manor Park Visitor Centre final design - elevation 
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Appendix A Cobtree Manor Park Final design – plan 
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Appendix A Cobtree Visitor Centre Budget Position 

Cobtree Master Plan Costs to date as at 12th September 2014 

Budget Spend to Date Variance 

£ £ £ 

Phase 1 & 2 652,500  678,618  -26,118  

Phase 3 384,500  15,156  369,344  

Additional Costs 28,000  0  28,000  

1,065,000  693,774  371,226  

 

Budget remaining  £371,226 

  Budget Commitments 

 

  Architects Fees £12,000 

Contract Administrator / CDM / QS £26,000 

Mulligan final payment £3,000 

Main Contractor £335,000 

  Current projected spend £376,000 

 

The new building will be value engineered to ensure the projected spend meets 

the remaining budget. This saving of £4774 should be easy to attain by 

searching for different suppliers for some of the internal fittings. 

The generous donation of £300,000 from the Cobtree Charity Trust Limited for 

the Visitor Centre means the £300,000 from the Cobtree Manor Estate Trust 

endowment no longer needs to go towards the build stage of the visitor centre. 

The following is requested from this to ensure the quality of the project, to 

improve security and to help accommodate the additional visitors. 

 

Budget Requests against £300,000 

 
  

 

7.5% contingency against contract sum £25,125 

 

Furniture items for café, including new tables for inside and outside £12,000 

 

Kitchen fit out £22,000 

 

High Quality Interpretation, including new entrance signage £10,000 

 

Additional type 1 parking area to Cobtree Park to accommodate 60No. Spaces £15,000 

 

Additional security provisions budget to the building including new CCTV provisions £10,000 

 
 

 

 

Total requested £94,125 
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