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THE LAWNS DEVELOPMENT - COMMUNITY FACILITY  

Note for the DSG meeting 2 September 2021 

From the DSG Lawns Room subgroup: prepared by Chris Henderson, Phil Henderson (lead), Ian Pearce, 

Brigid Sundaram; with input from Lawns residents Alistair Duncan, Anne and Andrew Quigley 

 

The DSG Minute from November 2020 summed up our aim: ‘to provide space for activities which 

members of the 600+ households in the immediate area will enjoy, and which will foster a sense of 

community in that area.’ Two options are to be considered – a community garden with some buildings, 

and a community building with a main hall in the size range 65-100 m2. 

This note presents information on the two options, and our recommendations.  

We propose that the two options as developed in this paper form the basis of Community Consultation in 

the Autumn. A consultation document will be prepared and issued once the DSG/ Parish Council has agreed 

the options. Once the Consultation results have been taken on board, the finished brief will be completed, 

so the Parish Council can engage architects to take the project forward.  

Until architects are involved, please note that the figures quoted are informed estimates based on the 

subgroup’s experience and up-to-date research. We believe that these should give the DSG enough to 

make sound decisions; but firm costs and designs cannot be known until architects etc. are engaged.  

See Appendix 1 for details of firms of architects who have given an Expression of Interest 

The DSG is invited to endorse the two proposals in this paper as a basis for consultation. 

SUMMARY FOR OUR DISCUSSION 
 

OPTION 1: COMMUNITY GARDEN 

We recommend that our plot is divided into an area open to the public at all times, and an area including 

buildings which is enclosed/secure and available for hire. This can be delivered within our £300K budget, 

including the necessary indoor facilities, but not with an indoor room of 65-100m2. 

See pages 4-6 for examples, costings, and business model. 

The DSG should consider whether this is an option to take forward 

OPTION 2: COMMUNITY HALL  

Rising costs mean that we have to flag up concerns about how this can be achieved within the £300K 

budget. In the light of this, we present two solutions for the DSG to consider:  

• A build carried out by conventional methods, but with a hall significantly smaller than 65m2.  

• We recommend incorporating ‘natural building’ materials and methods, which should achieve a 

main room size within the target 65-100m2, within budget.  

See pages 7-10 for details, examples, costings, and business model. 

The DSG should consider whether we offer one or both of these options in the Community Consultation.  
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THE COMMUNITY CONSULTATION 

A consultation document will be developed and presented to the Parish Council for approval once the 

decisions are taken on the options to be presented.  

The intention is to carry out the consultation in the Autumn, by paper, online, and public meeting (venue 

tbc). As well as The Lawns, the consultation will include the residents of Sandford Lane, The Paddock, 

Bigwood, Pebble Hill and Woodlands, houses opposite The Lawns, Sugworth Crescent, and Sugworth Lane 

(up to the wood). Kennington Parish Council will be informed of what is happening. 

The main focus will be to ascertain the weight of support for Garden or for Hall, so that the DSG/ Parish 

Council can decide which route to take forward.  It is also an opportunity to start to seek out people to 

form a management group.  

Indicative cost: Printing 600 8-page A4 leaflets costs ~£260.   

The DSG is asked to agree a suitable budget for this consultation 

BEYOND THE BUILDING 

‘Fostering a sense of community’ is the central concept behind our proposals. Facilities are a means to 

achieving community. But to really add value, beyond the normal range of clubs and classes, or a 

convenient venue for a party, we see the need for a proactive management that will create activities that 

focus on fostering community. For example, a community gardening or art project, a community choir, a 

holiday club, etc etc. 

The DSG/PC will need to make decisions (not in this meeting) about ownership and management structure.  

The relationships we are already building up with new Lawns residents, and of course with existing mobile 

home residents, shows that there are people who have a will to get involved at some level. 
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REMINDER: THE PLOT LAYOUT 
 

The site is 0.18 hectares, or 1800 m2, or 0.44 acres. The long edges of the site are approx. 45x42m. 

Cycle Route 5 will run along the west of the plot.  The railway line lies to the East (with related noise issues) 

and around 8 houses will be situated to the south and west, between 5 and 15 meters away from the plot 

boundary. 

For a sense of scale, this shows what 

Radley Church Room building would look 

like on the site.  

Also for comparison, the plot is about 

the size of the combined hall, carpark 

and play area at Gooseacre (hall 275 m2, 

carpark 725m2, play area 500 m2 + 

access space).  
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OPTION ONE: COMMUNITY GARDEN 
 

Concept and community benefit 

‘Community Garden’ can take many forms, but at heart means an outside space designed for people to 

enjoy together, with optional participation in horticulture projects and learning.  

A small community gardening field strip at Peachcroft Farm operates as a club, once a week. It focuses on 

food production and skills, but has no buildings or other facilities. The Community Garden at Barracks Lane, 

East Oxford, is a much more structured facility: approx. 60m x 20m, divided into different areas, with a 

circular community room (internal area ~40m2), an outdoor kitchen, pizza oven, etc. We envisage 

something closer to this, which would provide  

• Space for relaxation and contemplation (mental health benefits) – a supplement to the 

development’s play area 

• Meeting space for community activities – inc. growing food together 

• Outdoor classes in gardening and fitness (third party suppliers) 

• Private hire for children’s parties 

• Hire by local primary schools for Forest School activities 

• Hire by groups including retirement/elderly, preschool, etc  

• Opportunities for grant-funded social benefit projects, and collaboration with local eco  groups 

Possible configurations  

This suggested configuration gives approx.  

Car parking x 15 (~400m2) 

 

 

 

Enclosed area and buildings for hire (~1100m2)    

• Round-house for meetings  

     (9m ext. diameter; ~55m2 internal)  

• Round-house with kitchen, storage, toilets 

• Raised beds, perennial planting, gardening projects  

 

Open-access space (~300m2) for the community to develop 

as they wish – for example with orchard, or free-food planting 

 

  



P a g e  | 5 

 
Costs 

The price of a 9m diameter round-house kit and installation is currently ~£70K, likely to rise to ~£85K. 

• Build costs (two roundhouses): ~£170 

• Professional fees (plans, building regs, planning permission): £15K 

• Landscaping, services, fencing, and car-park costs: ~£50K 

• Fitting out and equipment, plus planting: ~£20K 

• TOTAL: ~£260K 

Business viability 

Barracks Lane Community Garden is leased from Oxford City Council. The space is used by a range of groups 

from the active multi-cultural community of East Oxford, including local schools, nurseries, mental health 

groups, meditation and fitness groups, and sometimes businesses for awaydays. It is open to local residents 

at the weekends, for community gardening lessons and projects. It is locked securely when not in use. In a 

usual year, the space is used many hours a day (over 6000 users per year, prior to Covid).  

www.barrackslanegarden.org.uk 

Income/donations from users covers running costs. The Charitable Company is very proactive in community 

engagement, and seeks out grants for specific projects such as new facilities, or running courses and 

workshops.   

Their costs include rent, public liability insurance, services, regular maintenance, administrator, and 10 

hours a month of ‘outreach gardeners’ who run the weekend community gardening projects. Voluntary 

labour is a big part of their economy, covering maintenance, caretaking, initiating community projects and 

seeking the funding for them.  

Imagining our plot… 

Income  

• Hire of room and garden for local users discounted rate (parties, etc) 

• Hire of room and garden for others (courses, primary schools, wellness groups, etc)  

• Possible occasional café 

Expenditure  

• Services; P/T caretaker; maintenance of garden and building (ongoing, and annual programme); 

insurance; marketing; online booking system or P/T administrator 

Business risks 

• Barracks Lane runs at a profit, because it is very successful at attracting grants for projects; but we 

may need ongoing financial support in the early stages  

• The Roundhouse will be operational all year, but the garden area will  only usable in good weather. 

(Barracks Lane closes down for some of the winter months.) 

• Vandalism; noise from trains.  

  

http://www.barrackslanegarden.org.uk/
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Barracks Lane Garden  

 

9m diameter roundhouse (not Barracks Lane) – possible style - exterior 

 

9m diameter roundhouse (not Barracks Lane) – possible style - interior 

https://www.youtube.com/watch?v=5TsN64LdUi0&feature=emb_logo 

  

https://www.youtube.com/watch?v=5TsN64LdUi0&feature=emb_logo
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OPTION TWO: COMMUNITY ROOM 
 

Summary and community benefit 

The stated aim is a building with main hall of between 65 and 100 m2, plus kitchen, toilets, storage, plant 

room, garden area, and parking. This creates a hub for activity and community participation.  

If size permits, it will allow for a wider range of indoor activities than the Round-house/Garden option, in 

particular indoor fitness classes.  

• Space for local residents to hire for their own events such as children’s parties 

• A venue for local organizations (e.g. a Lawns residents group, or the church) to provide events such 

as Mums and Toddler groups 

• Potentially a shared workspace at certain hours of the week 

• A venue hired by commercial suppliers (such as fitness classes or art classes), giving local residents 

access to these benefits within walking distance of where they live 

• A venue for people beyond the local community to hire (clubs and societies, parties, etc)  

Size and cost 

Our budget is £310K (inc £10K offered by Radley Parish Church). Being realistic, this has to cover 

• Professional fees (plans, building regs, planning permission): ~£40K 

• Landscaping, services, fencing, and car-park costs: ~£50K 

• Fittings and equipment: ~£10K 

• Build costs: ~£210K 

In all the smaller hall plans we have looked at, kitchen, toilets, hallway, storage, plant room take up at least 

50m2.  

With conventional build costs escalating, it is now sensible to estimate at least £2300/m2 which would only 

create a hall of 41m2.  

Budget Cost/m2 Total building m2 kitchen/wc etc m2 hall m2 

£210K £2,300 91 50 41 

£210K £2,100 100 50 50 

£210K £1,900 111 50 61 

 

NB – if our fees/landscaping etc costs are too pessimistic, and our build budget was therefore say £240K, 
the size figures would look like this:  
 

Budget Cost/m2 Total building m2 kitchen/wc etc m2 hall m2 

£240K £2,300 104 50 54 

£240K £2,100 114 50 64 

£240K £1,900 126 50 76 

 

And see Appendix 5 for fuller information on these figures 

Either way, conventional methods look certain to lead to a main hall which does not meet the 65m2 

required.   
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In light of this, we propose incorporating two natural build construction elements which will both drive 

the price down to nearer £1900/m2, and substantially cut the carbon impact.  

• The foundations would use a zero-concrete method incorporating CTF Car Tyre Foundations 

• The superstructure would use Ecococon straw-based construction panels (similar to SIPS) which 

accelerate and simplify the build process, and achieve a building with excellent thermal properties 

at a far lower price than concrete-based materials. 

• Architects such as Wellspring (see Appendix 1 and 2) are experienced in creating appropriate no-

concrete designs 

• To save in labour costs, we are also propose engaging Barbara Jones, the leading expert in natural 

building in the UK. Her School of Natural Building (SNaB) is the UK’s training school for no-cement 

based construction methods. SNaB use their building projects as the real-life environment for their 

training courses. So substantial parts of our building’s construction would be done by expertly 

supervised course trainees, meaning very much reduced labour costs.  

• Based on their current projects, SNaB suggest an overall build cost of ~£1900/m2, as opposed to 

more like £2300/m2 for traditional methods. (This approach may also attract green grant funding.) 

• See Appendix 2 for more details of how this works, and examples of their recent work. 

SNaB would not manage the entire construction:  local trades would be used for roofing, electrics, 
plumbing, and a project manager would be engaged to oversee the project as a whole.  
 
 
Possible site layout 

 

Car parking – 20 spaces (~450m2)  

 

 

 

 

 

 

Enclosed area for hire (hall and garden) (~1050m2) 

 

 

 

Open-access area (~300m2)  
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Examples of Straw-SIPS buildings 

 

 

 

https://ecococon.eu/gb/projects
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Business viability  

Evidence from other local halls indicates that if we make the space attractive, easy to book, well 

maintained, and well marketed, we can confidently expect to generate bookings and income, sufficient to 

run at a surplus. Size will of course affect the figures, and as previously discussed, if the hall is too small, it 

becomes impossible to attract users such as exercise classes.  

Expenditure  

• Services, P/T caretaker/cleaner, maintenance (ongoing, and annual programme), insurance, 

marketing, online booking system or P/T administrator 

• Any estimates of costs are very provisional, but would probably lie around £7,500 

Income  

• Core regular users (we already have the first commitment: the church) 

• Local residents hire, at discount rate (parties etc) 

• Local community-driven curated activity such as shared workspace, or community events (discount 

or zero rate) Some of these curated events would attract grants 

• Wider radius users, at market rate. (Private parties, clubs and societies, suppliers of paid-for classes 

such as fitness, music, art.) 

Business risks  

• First year may not run at a profit either because it doesn’t meet the requirements of the 

community, or because we haven’t attracted enough paying party users;  

• Downtime because of corona virus closures.  
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APPENDIX 1: ARCHITECTS WHO HAVE EXPRESSED INTEREST 
 

With the agreement with Scilla Dudding and Jane Dymock, our group has contacted a range of architects 

who have relevant portfolios of small-to-medium community buildings, and low-carbon designs. 

All have confirmed Expression of Interest. (NB, as the size will now have to be reduced, some firms may 

withdraw.) 

BLANK - CONFIDENTIAL 

 

 

The first four were given the following information:  

“Radley Parish Council is commissioning a new community building to serve the new 270-house 

development at The Lawns on the border of Kennington and Radley, and to serve the existing 

homes in the surrounding area. (Maps are below). 

“Our team is acting on behalf of Radley Parish Council. Two members of our team have a career 

history in commissioning architects and builders. One member is a Parish Councillor.  

“The budget is available and committed to this project.  

“We have two design routes in mind – a classic hall, and an earth-sheltered design. We are about to 

go out to public consultation to assess the interest and preferences of the future users. Details are 

attached. [NB we are no longer pursuing the earth-sheltered idea.] 

“At this point we are looking for expression of interest from architects. Radley Parish Council will 

then brief the work in September 2021. [NB The architects know that this date has now  changed.] 

SPEC 

“Hall @ 65m2, kitchen, meeting room, WCs, plant, storage; total in region of 150-200 m2. Low 

energy is highly desirable (near passive)  

“£300K has been allocated from CIL funds for this project. Budget for building is ~ £250K exc VAT; 

professional fees, landscaping and car park are on top of this. Services will be delivered to the 

perimeter of the site.” 
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APPENDIX 2 – School of Natural Building etc 

 
Three companies work together to enable a lower-cost community led project.  

 

• WELLSPRING ARCHITECTURE has experience in designing low-cost buildings based on zero-concrete 

construction materials.  EXAMPLES: PROJECTS — (wellspringarchitecture.co.uk) 

 

• SCHOOL OF NATURAL BUILDING trains people on site in the various construction methods. SNaB 

advertises their course nationally and locally, and trainees pay £350 to participate in a 5-day course. 

The courses are often over-subscribed, and typically include people who want to acquire the skills to 

use in their own self-build projects. We could choose to pay for and train some people from our 

budget, to participate in any work that remains to be finished after the non-local trainees have left.  

 

Welcome to The School of Natural Building (SNaB to our friends) - School of Natural Building 

 

Full details of one of their largest projects, and how it was carried out, is here 

Tulse Hill Neighbourhood Hub - Straw Works 

 

 

• ECOCOCON produces straw-based SIPS panels, as used in projects like these:  

Projects | EcoCocon 

 

  

https://www.wellspringarchitecture.co.uk/projects
http://schoolofnaturalbuilding.co.uk/
https://strawworks.co.uk/projects/tulse-hill-neighbourhood-hub/
https://ecococon.eu/gb/projects
https://ecococon.eu/gb/projects
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APPENDIX 3 – key information from previous presentations 
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APPENDIX 4: Possible indicative layout at 130m2 – hall size 78m2 
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APPENDIX 5: Budget, cost, size 
 

Each of the tables below (A to F) has three rows, showing how the building cost/m2 affects the size of the 

main hall. Hall sizes highlighted in red are smaller than our agreed target. Green are on target.  

Tables A-C all assume that the kitchen, w/cs, storage, plant, and entrance hall will take up 50m2.  

The difference between A, B, and C is in the ‘non-building’ costs (professional fees, car park + landscaping + 

planting + fencing). ‘A’ assumes £100K for all these, ‘B’ £80K; ‘C’ £60K. The lower this number, the more is 

available for the actual building.  

‘A’ seems realistic, but perhaps we can squeeze them down, or find additional funding to cover them.  

A. Fees, fittings, landscaping/car park = £100K      Kitchen/wc etc = 50m2 

       
Budget 

£K 
Non-
build 

costs £K 

Building 
budget 

£K 

Cost/m2 Building 
m2 

Kitchen/wc 
store m2 

Hall m2 

£310 £100 £210 £2,300 91 50 41 

£310 £100 £210 £2,100 100 50 50 

£310 £100 £210 £1,900 111 50 61 

       

B. Fees, fittings, landscaping/car park = £80K      Kitchen/wc etc = 50m2 

       
Budget 

£K 
Non-
build 

costs £K 

Building 
budget 

£K 

Cost/m2 Building 
m2 

Kitchen/wc 
store m2 

Hall m2 

£310 £80 £230 £2,300 100 50 50 

£310 £80 £230 £2,100 110 50 60 

£310 £80 £230 £1,900 121 50 71 

       

C. Fees, fittings, landscaping/car park = £60K      Kitchen/wc etc = 50m2 

       
Budget 

£K 
Non-
build 

costs £K 

Building 
budget 

£K 

Cost/m2 Building 
m2 

Kitchen/wc 
store m2 

Hall m2 

£310 £60 £250 £2,300 109 50 59 

£310 £60 £250 £2,100 119 50 69 

£310 £60 £250 £1,900 132 50 82 

 

  



P a g e  | 17 

 
D, E, and F imagine that we could squeeze the Kitchen etc down to 40m2 (perhaps by moving storage 

outside into a hut). 

D. Fees, fittings, landscaping/car park = £100K      Kitchen/wc etc = 40m2 

       
Budget 

£K 
Non-
build 

costs £K 

Building 
budget 

£K 

Cost/m2 Building 
m2 

Kitchen/wc 
store m2 

Hall m2 

£310 £100 £210 £2,300 91 40 51 

£310 £100 £210 £2,100 100 40 60 

£310 £100 £210 £1,900 111 40 71 

       

E. Fees, fittings, landscaping/car park = £80K      Kitchen/wc etc = 40m2 

       
Budget 

£K 
Non-
build 

costs £K 

Building 
budget 

£K 

Cost/m2 Building 
m2 

Kitchen/wc 
store m2 

Hall m2 

£310 £80 £230 £2,300 100 40 60 

£310 £80 £230 £2,100 110 40 70 

£310 £80 £230 £1,900 121 40 81 

       

F. Fees, fittings, landscaping/car park = £60K      Kitchen/wc etc = 40m2 

       
Budget 

£K 
Non-
build 

costs £K 

Building 
budget 

£K 

Cost/m2 Building 
m2 

Kitchen/wc 
store m2 

Hall m2 

£310 £60 £250 £2,300 109 40 69 

£310 £60 £250 £2,100 119 40 79 

£310 £60 £250 £1,900 132 40 92 

 

 

 


