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1. Introduction 

Central	London	is	around	an	80min	drive	away;	Bristol	is	
65min,	Bournemouth	90min,	Southampton	45min	and	Ox-
ford	45min	

Direct	trains	from	London	Paddington	to	Newbury	station	
(travel	time	c.	45min);	Benham	Park	is	short	car	drive	from	
Newbury	Station

London	Heathrow	is	a	50min	drive	away;	additional	five	
private	aviation	airports	located	within	60min	radius	including	
the	popular	RAF	Northolt

More and more people, especially high net worth  
individuals (HNWIs) are becoming aware of wellness  
and health as a route to enjoying life to the full and  
for far longer. It is also becoming increasingly apparent  
than many life-threatening illnesses can be relatively  
easily diagnosed and treatable if caught early enough..

But	 surprisingly	 it	 remains	 the	 case	 that	 there	 is	 no		
adequate	 provision	 in	 the	 UK	 for	 a	 residential	 medical		
facility	 specialising	 in	 medically-orientated	 high-end		
wellness.	This	 is	despite	Harley	Street	 in	the	UK	having	
many	of	the	world’s	best	doctors	and	professors.

Benham Park will be the first facility to meet this need  
AND THE TIMING IS PERFECT

Benham	 Park	 will	 be	 the	 finest,	 most	 modern,	 fully-		
integrated	and	holistic	blend	of	the	very	best	evidence-		
based	 healthcare,	 delivered	 in	 the	 most	 exclusive,		
discrete	and	luxurious	surroundings.

Annual	 check-ups,	 diagnostics,	 wellness	 and	
rehabilitation	 	 packages	 do	 not	 have	 to	 be	 deeply	
unpleasant		experiences	carried	out	in	Spartan	conditions	
in	strange		and	inconvenient	locations.	Benham	Park	will	
be	 the	 destination	 of	 	 choice	 for	 HNWIs	 and	 UHNWIs	
from	around	 the	world,	 	who	currently	have	 to	put	up	
with	inferior	offerings.

It	will	tap	into	well-established	and	growing	markets	for		
exclusive	hotel,	wellness	and	health	services,	offering	an		
integrated	package	which	blends	the	best	 in	evidence-		
based	and	holistic	care	in	a	luxury	setting.	For	the	first		
time,	 clientele	 from	 the	 growing	 number	 of	 globally		
mobile	high	net	worth	individuals	will	be	able	to	access		
all	of	the	traditional	services	of	a	premium	hotel	and	spa		
alongside	world-class	diagnostics,	health	checks	and	a		
carefully	selected	range	of	treatments	in	a	single	venue,		
right	in	the	heart	of	the	English	countryside.

Private	yacht	port	in	Southampton	is	about	one	hourTo LoNdoN 

By Air:
  Battersea Heliport 25 minutes

By Car:
  Mayfair 60 miles / 75 minutes

By Train:
  Paddington from 55 minutes

To oTHER dEsTiNATioNs 

  Newbury 3 miles
  Oxford 28 miles 
  Eton 41 miles 
  Heathrow Airport 46 miles 

(Distances and times are approximate)

LocATioN
Benham Park is located on the Berkshire Downs near 
Newbury, in a gorgeous area classified as an Area of 
Outstanding Natural Beauty and a Conservation Area.

Newbury is renowned as the centre of Southern 
England, being within easy reach of all major cities, 
airports, schools and the most enjoyable elements of 
English country living. 

Communications are excellent with London 60 miles, 
Heathrow Airport 46 miles, Oxford 27 miles (also 
Oxford Airport) and Newbury 3 miles with a rail 
service to London Paddington (approx. 50 mins).

Both Newbury and Hungerford are good for shopping 
and restaurants, and the property is also well placed 
for sporting and leisure facilities such as horse racing, 
golf, polo and shooting.

There are a good number of excellent private schools 
within the area including Cheam and Cothill prep 
schools; Downe House, Marlborough, Radley and 
Eton public schools and Oxford University.
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Luxurious	medical	transport/ambulance	service	is	offered	by	
the	medical	clinic	operator

Benham	Park	will	bring	globally	renowned	Harley	Street		
consultants	to	its	clients,	manage	referral	to	the	UK’s	top		
private		hospitals		for		treatment	and	provide	supportive	
rehabilitation	 on	 completion.	 The	 vision	 is	 a	 complete		
health	and	well-being	proposition	like	no	other.

The	 solid	 bedrock	 of	 sustainable	 demand	 for	 Benham		
Park	is	the	world’s	ever-growing	appetite	for	health	and		
wellness.	 Our	 preoccupation	 with	 a	 mindful	 quest	 for		
vigour	and	vitality	has	brought	about	nothing	short	of	an		
industry	explosion.	This	booming	wellness	market	is	now		
estimated	to	be	worth	over	US	$3.5	trillion	a	year	globally.

This	 incredible	 industry	 growth,	 and	 economist’s		
forecasts	 for	 its	 continuation,	 enables	 us	 to	 project		
delivery	of	excellent	financial	returns	for	Benham	Park.

Key	 to	 the	 Benham	 Park	 offer	 is	 a	 dynamic	 modular		
approach	–	an	approach	that	begins	with	a	select	menu		
of	diagnostics,	moving	on	to	a	carefully	curated	choice		
of	medical	services	and	managing	on-going	referral	and		
lifestyle	change,	this	all	within	a	luxury	accommodation		
and	 spa	 when	 put	 together,	 offers	 exciting	 scalable		
economic	viability	far	into	the	future.

In	short,	there	is	no	competition	for	Benham	Park.	There		
are	 clinics	 that	 deliver	 health,	 there	 are	 hotels	 that		
delivery	luxury,	there	are	spas	that	deliver	relaxation,	but		
there	is	nowhere	that	delivers	it	all.

So	timing	is	perfect.

A	helicopter	landing	pad	is	currently	accounted	for	in	
development	plans

Location
Just	 over	 a	 one	 hour	 drive	 from	 London,	 the	 area	 surrounding	 Benham	 Park	 is	 home	 to	 one	 of	 the	 world’s		
greatest	concentrations	of	high	net	worth	individuals	and	has	all	the	global	connections	of	a	major	international		
transportation	hub.2 3
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2. Executive Summary
Benham Park is a unique investment opportunity.

A	diagnostic	centre	and	wellness	clinic	integrated	
with	a	luxury	spa	hotel.	A	combination	which	taps	into	
today’s	extraordinary	demand	for	wellness	and	for	
luxury.

•	 Today’s	medical-based	health	and	wellness	facilities	
are	full,	even	those	with	the	highest	fees.

•	 The	global	luxury	hotel	market	is	buoyant	and	
exhibits	rapidly	growing	occupancy	rates.	It	is	a	
market	that	is	projected	to	reach	US	$195	billion	by	
2021.	

•	 Total	spending	on	health	care,	wellness	and	fitness	
is	forecast	to	grow	from	£108bn	in	2016	to	£210bn	
in	2020

•	 Wellness	(excluding	fitness)	is	forecast	for	growth	
from	£10.3bn	in	2015	to	£12.4bn	in	2020

•	 The	numbers	of	high	net	worth	individuals	is	
increasing	year	on	year,	growing	by	600,000	
between	2012	and	2014.	These	HNWIs	are	
more	mobile	than	ever	before.	Their	world	has	
become	ever	smaller	with	advances	in	transport,	
communication	and	logistics.

•	 Most	crucially	of	all,	over	the	last	five	years	health	
has	become	a	priority,	and	has	become	a	key	driver	
for	our	leisure	choices	with	a	prominent	increase	in	
health-centric	activities.

•	 We	have	seen	a	shift	from	reactive	to	proactive	
health,	with	an	increased	focus	on	early	diagnosis	
and	preventative	measures.

•	 And,	when	it	comes	to	buying	into	health,	we	are	
loyal.	We	make	changes	for	life.	Which	makes	
health	the	most	commonly	made	repeat	purchase.	
Which	means	that	Benham	Park	will	drive	loyalty	
like	very	few	other	investment	propositions.

•	 A	healthy	life	is	increasingly	being	viewed	as	
priceless	and	today’s	affluent	individuals	are	willing	
to	pay	for	it.	Which	means	Benham	Park	has	the	
potential	to	generate	demand	for	life	and	at	ever	
greater	prices.	

•	 Competition	for	the	individual	parts	of	the	Benham	
Park	offer	is	strong	in	places,	but	for	the	whole,	it	is	
non-existent.	

 Which makes this an opportunity like no other.
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Investment of  £115mBedrooms 84

From year  3

EBITDA of  £21m 

RevPAR £569

Revenue of  £35m

Guest  spend of  £1 ,900 a day

Occupancy 70%

Guests  Per  Year  5 ,200

“I believe there is a big market now if the hotel is based on 
health and not just spa..being a medical offering, not just a 
celebrity chaser. I remain convinced that there are enough 
people in the UK to fill a health hotel.”  

-Former	CEO	of	Champneys	Group

“The research I commissioned was on 80,000 customers 
from Champneys and that highlighted that there was more 
than enough interest in a medical model – customers wanted 
us to deliver the health package and were willing to spend 
on it.”  

-Former	CEO	of	Champneys	Group

“Spa getaways from big cities are extremely popular. 
Combining this with some medical offering can do extremely 
well […] people are willing to spend on their health.”

-Former	GM,	SHA,	Spain	

“The market for a comprehensive health offering is definitely 
growing. If well executed, I am sure this venture could be 
very successful.”

-Former	GM,	Le	Mirador,	Switzerland	
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PROACTIVE CARE

TOTAL CARE

FOLLOW UP CARE DIGITAL CARE

INTEGRATED CARE

PERSONALISED CARE

Customer Centric Care 

The	paradigm	of	care	is	changing	from	‘Reactive	
Care’	(trying	to	fix	something	after	it	has	gone	
wrong)	to	‘Proactive	Care’	(preventing	illness	or	
deterioration	before	it	causes	problems).	The	
‘proactive	care’	approach	offered	by	Benham	Park	
improves		both	health	outcomes	and	longevity.

A	world-class	diagnostic	clinic	providing	
reassurance	and	rediscovery.	A	medical	
wellness	centre	with	the	ability	to	change	lives.	
A	spa	hotel	providing	an	exclusive	escape	and	
a	route	to	recovery	and	rehabilitation.	Which	
makes	Benham	Park	a	complete	one-stop	
shop	for	diagnosis,	for	treatment	and	for	
recovery.	Total Care

Benham	 Park’s	 medical	
offering	 will	 be	 at	 the	
forefront	 of	 personalised	
health	 care,	 positioned	 to	
empower	 individuals	 to	

manage	 their	 own	 health	
and	 well-being	 and	 to	
support	 them	 to	 make	
decisions	 about	 how	 and	
where	they	are	treated

After	a	stay	at	Benham	Park	there	is	the	option	
for	remote	monitoring;	the	medical	team	can	
remotely	analyse	big	data	collected	by	digital	health	
monitoring	and	arrange	video	conference	follow	
ups.		This	would	be	a	unique level of after care	and	
would	help	engage	customers	who	wanted	life	long	
support,	and	repeat	stays	at	Benham	Park.	

As	healthcare	has	become	digitalised,	vital signs can 
be continually monitored.		Benham	Park	takes	digital	

health	to	the	next	level	with	the	ability	to	monitor	
everything	from	heart	traces	to	sleep	patterns	so	
the	medical	team	can	analyse	the	data	and	make	

live	updates	to	the	care	plan.

	Benham	Park	takes	integrated	care	to	the	
next	level	by	ensuring	that	bespoke care	is	
designed	around	the	whole	person,	joining	

up	all	care	types:	dental,	mental,	physical	
and	early	diagnostic	of	heart	disease,	

cancer	and	Alzheimer	etc.

As	healthcare	develops	it	has	becomes	
more	personalised.		No	two	people	

are	the	same	and	this	is	at	the	center	
of	Benham	Park’s	ethos;	to	provide	

personalised	care	that	is	designed	to	
be	as	unique	as	the	customers	DNA.	

The Concept
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Wellness. 

1.  A mindful commitment to being well. 

2. Fitness, robustness, vigour. 

3. To make care for yourself, in both mind and body,  

 a life-changing priority.

Benham	 Park	 offers	 a	 new	 approach	 to	 wellness	 -	 an	
approach	based	on	world	class	diagnostics,	on	medical	
excellence,	and	on	luxury	hospitality.

The	Benham	Park	vision	is	based	on	evidence	that	real	
long	lasting	health	comes	with	treatment	of	the	whole,	
rather	than	individual	body	parts.

It	 is	 a	 vision	 founded	 on	 the	 understanding	 that	 a	
plethora	 of	 mental,	 social	 and	 physical	 factors	 must	
be	combined	with	medical	 treatment	 for	 true	efficacy	
-	 relaxation	 rooted	 in	 luxury,	 treatment	 blended	 with	
procedure,	recovery	fused	with	transformation.	It	is	an	
evolving	rationale	for	genuinely	life-changing	health.

It	 is	 a	 vision	 where	 top	 consultants	 will	 manage	
diagnostic	services	 in	 the	most	suitable,	spacious	and	
discreet	surroundings;	where	staff	can	support	referrals	
from	the	UK’s	top	private	hospitals	for	treatment;	and	
the	 in-house	 option	 for	 full	 recovery	 rehabilitation	
packages	post	procedures.

It	is	a	vision	that:

•	 	Integrates	 Wellness	 with	 Diagnostics	 –	 with	 state	
of	 the	 art	 equipment	 enabling	 the	 most	 detailed	
medical	analysis

•	 	Integrates	Wellness	with	Medical	Excellence	–	with	
specialist	care	for	procedure,	support,	rehabilitation	
and	recovery

•	 	Integrates	 Wellness	 with	 Luxury	 Hospitality	 –	 with	
destination	hotel,	spa	and	fine	dining	restaurant

It	is	an	integrated	multifunctional	facility	with	wellness	
and	long-term	health	at	its	core.

Benham	 Park	 is	 not	 only	 de-risked	 over	 the	 short	 to	
medium	term,	it	is	also	poised	and	ready	for	advancement	
over	the	longer	term	-	in	facilities,	in	technology	and	in	
medicine	as	a	whole.	

Benham	Park	is	not	only	pioneering	diagnostic	care.	It	
is	pioneering	diagnostic	care	in	combination	with	other	
things	-	with	wellness,	and	with	luxury	leisure.	

It	 is	 the	 combination	 offered	 at	 Benham	 Park	 that	 is	
pioneering.

And	this	combination	is	the	vision.

Wellness

Wellness
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Holistic Health Check & Long Term Wellness 
Support

The	 shift	 from	 reactive	 care	 to	 proactive	 care	 is	 key	
and	 makes	 	 comprehensive	 health	 check-ups	 the	 real	
foundation	of	Benham’s	medical		proposition.
	
Benham	 Park	 has	 been	 designed	 by	 a	 team	 of	
experienced	 clinicians	 and	 is	 based	 upon	 the	
cornerstone	provision	of	a	completely	comprehensive	
head	 to	 toe	 	 physical	 and	 mental	 health	 screen	 -	 a	
service	that	is	unparalleled	with	other	health	MOTs	by	
private	health	assessment	providers.

The	 Benham	 check-up	 will	 drive	 the	 care	 programme	
and	 treatment	 offer	 for	 each	 guest/patient.	 Should	
problems	 be	 diagnosed,	 staff	 will	 be	 able	 to	 offer	
specialist	 consultation,	 examination	 and	 referral	
to	 a	 superb	 network	 of	 high-end	 private	 hospitals.	
Otherwise,	 bespoke	 practical	 advice	 and	 support	 on	
a	 Guest/Patient’s	 lifestyle	 alteration	 can	 be	 planned,	
structured	 and	 implemented	 after	 their	 check	 up	 and	
during	their	stay.

Diagnostic services, minor procedures and treatment 
packages will range across specialities and will include, 
but not be limited  to:

•	 Full	blood	analysis	
•	 MRI	Scan
•	 DNA	sampling
•	 Dentistry
•	 Heart	monitoring
•	 Sleep	monitoring
•	 Psychological	assessments
•	 Allergy	diagnostics
•	 Full	body	MOT
•	 Plus	bespoke	packages	such	as:
•	 Weight	loss	treatment
•	 Post-operative	rehabilitation
•	 Minor	cosmetic	procedures
•	 Fertility	checks	
•	 Injury/athlete	rehabilitation
•	 Stress	reduction
•	 Eye	checks

Medical and Diagnostics

The medical and diagnostic offer integrated within 
Benham Park’s spa and hospitality product adds a 
holistic health proposition to the overall business 
concept that is simply not currently offered by any 
other UK-based provider.

Even	 Benham	 Park’s	 European	 competitors	 in	 Spain,	
Switzerland,	 Austria	 and	 Germany	 (those	 most	 often	
referred	to	for	HNWIs	in	the	UK)	fall	short	in	offering	a	
completely	integrated,	and	yet	truly	luxurious,	approach.

The	medical	and	diagnostic	offer	at	Benham	Park	is	very	
much	evidence-based.	All	tests	performed	are	clinically	
relevant	and	are	a	lifelong	offer	for	modern,		personalised,	
genetic	 and	 integrated	 approach	 to	 health	 that	 will	
enable	 and	 	 support	 proactive	 lifestyle	 decisions	 long	
after	guests/patients	leave	Benham		Park	and,	crucially,	
driving	their	regular	return	to	Benham		too.

The	 proposition	 is	 100%	 technology-led,	 taking	
advantage	 of	 the	 latest	 developments	 in	 detection,	
remote	monitoring	and	expert	video	consulting	and	thus	

enabling	 the	 creation	 of	 a	 global	 network	 of	 medical	
experts	in	various	specialities.	Cloud	based	applications,	
fit	bit,	medi-pad,	all	create	a	functionality	for	top	to	toe	
treatment,	 day/night	 monitoring	 and	 ongoing	 long-
term	review	for	permanent	lifestyle	change.		

The	 Benham	 Park	 offer	 is	 also	 characterised	 by	 an	
extremely	 robust	 referral	 network.	 If	 Benham	 Park’s	
diagnostic	 results	 require	 referral	of	complex	cases	 to	
specialist	 private	 units,	 medical	 partners	 would	 also	
generate	referral	back	to	Benham	for	that	unit’s	patient		
rehabilitation	and	post-operative	care.

Customer	experience	will	be		uncompromised	at	Benham	
Park.		Exclusivity,	privacy	and	discretion	is	paramount.	
The	high	 staff	 to	guest	 ratio	will	 ensure	extraordinary	
continuity	 of	 care.	 Customers	 will	 not	 have	 to	 fit	
visits	 around	 consultant’s	 diaries	 or	 clinic	 availability.	
Instead,	 integrated	care	packages	are	tailored	to	each	
individual’s	 needs	 throughout	 their	 stay	 at	 Benham,	
enabling	a	100%	customer-centric	luxury	approach	that	
is	unique	to	private	healthcare	in	the	UK.

Diagnostics
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These	services	will	be	offered	in	beautiful,	purpose-built,	
light	and	airy	state	of	the	art	buildings	with	panoramic	
views	of	the	Benham	Park	estate.

Consultation	Rooms	will	feature:

•	 The	technological	ability	for	remote	consultations	
with	leading		physicians	from	around	the	world

•	 Guests	can	be	fitted	with	medical	monitoring	
devices	to	allow	the	clinical	teams	real	time	data	
during	the	stay

•	 Versatile	room	design	enabling	all	clinicians,	
regardless	of	their	specialty,		to	offer	the		
highest	quality	of	care	at	all		times

•	 Versatile	layout/equipment	for	multi-purpose		
functionality

•	 Dedicated	and	experienced	staff	providing		
a	full	range	of	physical	therapy	services

•	 State	of	the	art	and	constantly	advancing	
rehabilitation	equipment

•	 Comfortable	and	private	rooms	designed	around	
the	guest	not	the	clinical	team

Medical	infrastructure	will	include:

•	 Dental	suite
•	 Consultation	rooms
•	 Comprehensive	diagnostic	suites
•	 Imaging	services	and	MRI	scanning
•	 Cosmetic	suite
•	 Ophthalmology	suite
•	 Minor	procedure	suite

Sample	Medical	Packages:

Comprehensive Screening Package (Corporates) 
two night
•	 Comprehensive	bespoke	health	evaluation	

programme	including	rapid	in-depth	check-ups		
and	advanced	diagnostics	

•	 Consultations	and	evaluation	of	medical	history
•	 Telomere	testing	and	discussion
•	 Extensive	blood	tests
•	 Spa	treatments	and	nutrition	advice

Specific Concern Package (Cardiology) six night
•	 Comprehensive	in-depth	health	evaluation	

programme	focused	on	specific	health-concern
•	 Specialist	consultations	and	full	evaluation	of	

medical	history
•	 Extensive	blood	tests
•	 Cardio-vascular	profiling	and	24	hour	blood	

pressure	monitoring
•	 Chest	X-ray	and	echocardiography	with	Doppler
•	 Spa	treatments	and	nutrition	advice

Post Op Package  (Mobility)  20 nights
•	 	Comprehensive	post-operative	rehabilitation	

programme	to	regain	mobility	and	wellbeing,		
for	example,	after	hip/ACL	replacement	Full		
body	health	check

•	 	Specialist	consultations
•	 	Surgeon/Consultant	progress	tracking
•	 	Physiotherapy
•	 	Hydrotherapy
•	 	Personal	training	
•	 	Spa	treatments
•	 	Post	operative	nutrition	advice

Specific Concern Package (Anti Ageing) 20 nights
•	 	Comprehensive	rejuvenation	programme	with		

state	of	the	art	anti-ageing	treatments	
•	 	Full	body	health	check
•	 	Video	consultations	with	anti-aging	specialists
•	 	Skin	and	bone	scanning
•	 	Minor	cosmetic	procedures
•	 	Spa	treatments
•	 	Personal	training	

Library

52 53
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With	its	extensive	planning	consent	and	130	aches	of	land,	
there	is	ample	scope	further	development	and	expansion	
of		medical	facilities.	

But	on	the	back	of	Phase	1	success	additional	development	
can	come	with	Phase	2	and	3.	The	structure	to	 	support	
next	phase	 is	 in	place,	but	development	of	 these	phases	
does	not	have		to	be	a	fundamental	part	of	Benham’s	future.

Minor Surgery

Following	 the	 success	 of	 the	 planned	 offering,	 and	
proven	success	of	the	Benham	Park		Health	&	Wellness	
offer	there	is	the	opportunity	for	a	further	development	
of	 an	 on-site	 modern	 operating	 theatre.	 This	 would	
require	an	additional	new	build	and	although	planning	
has	not	yet	been	applied	for	there	is	plenty	of	room	on	
the	estate.

This	would	allow	Benham	Park	to	build	upon	its	success	
and	deepen	its	health	and	wellness	offering	into	offering	
on-campus	surgical	facility.		Phase	one	of	Benham	Park	
already	delivers	minor	procedures	but	the	addition	of	an	
operating	theatre	and	expert	staff	would	allow	Benham	

Park	 to	 develop	 areas	 of	 expertise,	 for	 example	 hip/
knee	 replacements	 and	 other	 specialist	 orthopaedic	
procedures.		This	kind	of	development	would	allow	the	
investor	to	offer	surgical	procedures	developed	around	
guest	requirements	and	as	a	result	de-risk	the	operating	
theatre	investment.	

Expanded Surgery

Benham	 Park	 could	 also	 potentially	 broaden	 its	
medical	 scope	by	offering	a	wider	 range	of	 surgical	
interventions	such	as,	but	not	restricted	to:

•	 	Varicose	vein	stripping
•	 	Orthopedic	procedures	such	as	hip/knee	

replacement
•	 	Hernia	repairs

Medical segments Average cost

Health	screening	corporates £5,289

Small	procedure	under-goers £12,152

Full	rehabilitation	seekers £25,803

Potential	 partners	 for	 Benham	 Park	 in	 this	 referral	
partner	 process	 include	 	 local	 private	 hospitals	 and	
clinics	 (4	 BMI,	 4	 Spire,	 2	 Nuffield,	 1	 Circle	 and	 HCA		
London	–	all	within	80	minutes	drive),	as	well	as	health	
concierge	 services	 such	 	 as	 Viavi	 in	 London	 who	
develop	 lifestyle	 solutions	 for	 C-level	 executives	 and		
international	clientele.

Diagnostic	referral	is	driven	from	the		following:

•	 Corporate	organisations	-	for	annual	health	check	
and	MOT

•	 GPs,	Consultants	and	Harley	Street		specialists
•	 Private	hospitals	-	referring	patients	for		check-ups/

diagnostics
•	 Private	hospitals/clinics	-	for	pre	and	post-procedure		

rehabilitation
•	 Health	concierge	organisations
•	 Specialist	London	clinics

The vision is the delivery of quality of care within luxurious convenience, 
bringing Harley Street to clients in relaxed and comfortable surroundings

Complete	health	and	wellness	
proposition,	personalised	like	no	other
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5* Accommodation

Benham	Park		is		situated	on	a	stunning	Berkshire	estate.	
Surrounded	 by	 beautifully	 landscaped	 grounds,	 the	
accommodation	at	Benham	Park	will	stand	out	amongst	
its	five	star	competitors	and	will	bear	comparison	with	
Europe’s	finest	hotels	and	spas.	Rooms	will	exceed	the	
expectations	of	even	the	most	well	travelled	and	affluent	
guests.	 Suites	 will	 be	 generously	 sized	 thanks	 to	 the	
proportions	of	the	original	Georgian	architecture	and	all	
the	 historic	 mansion’s	 original	 features	 will	 be	 lovingly	
restored	 and	 carefully	 integrated	 into	 a	 unique	 and	
contemporary	interior	design.

The	 Georgian	 charm	 and	 grander	 of	 Benham	 Park	 will	
be	 enhanced	 in	 all	 rooms	 with	 exquisite	 contemporary	
decorative	flair.	Traditional	details	such	as	restored	English	
oak	 flooring	 will	 blend	 seamlessly	 with	 an	 understated	
design	palette	full	of	subtle	creative	accents.	Interiors	will	
exhibit	a	distinctly	modern	flair.	Guests	will	enjoy	the	finest	
materials,	exquisite	craftsmanship	and	bespoke	furniture	
in	 every	 space.	 The	 accommodation	 will	 feature	 85	
luxurious	guest	rooms,	some	of	which	will	be	configured	
as	suites,	the	grandest	of	which	are	in	the	mansion.	

Further	 more,	 there	 is	 planning	 consent	 for	 another	 7	
cottages	 which	 will	 take	 the	 total	 bedroom	 number	 to	
100.	

The	 seven	 Suites	 will	 be	 located	 within	 the	 original	
historic	 mansion	 house	 itself,	 with	 the	 Deluxe	 rooms	
being	 distributed	 across	 three	 floors	 in	 the	 planned	
extension.	These	Deluxe	rooms	will	offer	an	appropriate	
range	of	room	types	and	bed	configurations.		

13

Drawing Room

54 55

Staircase Hall

50
26 27
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Fine Dining – 60 Covers
Overlooking	the	formal	gardens	and	lake,	the	fine	dining	
restaurant	will	 be	 located	 in	 the	original	mansion	and	
will	offer	 the	very	best	cuisine	and	sommelier	service.	
The	space	will	be	divisible	 into	two	separate	sections,	
enabling	flexibility	for	private	dining	and	events.	

A	 world	 renowned	 Chef	 will	 be	 recruited	 to	 bring	
immediate	 kudos	 to	 the	 food	 and	 beverage	 offer	 at	
Benham	Park.	

The Brasserie – 50 Covers
Within	 the	 new-buildings	 and	 extension,	 the	
contemporary	 brasserie-style	 restaurant	 will	 offer	 a	
more	 relaxed	 and	 informal	 dining	 experience,	 but	 will	
still	 be	 overseen	 and	 led	 by	 the	 Head	 Chef’s	 creative	
concept	and	reputation.

The Spa Café – 20 Covers
The	 spa	 café	 will	 really	 tap	 into	 our	 obsession	 with	
health	and	wellness.	This	light	and	airy	space	will	offer	
cleansing	 fresh	 juices,	Nutribullet	combinations,	hand-
picked	 herbal	 and	 fresh	 fruit	 teas,	 the	 finest	 freshly	
ground	coffee	and	fresh	and	vibrant	superfood	salads.

The Terrace – 80 Covers
Set	 within	 the	 formal	 gardens,	 the	 terrace	 occupies	 a	
privileged	 location	around	the	Georgian	water	 feature	
with	uninterrupted	views	over	the	estate

The Library Bar – 60 Covers
With	 breath-taking	 views	 across	 the	 formal	 gardens	
and	water	 fountain,	 the	Library	 is	 the	 location	 for	 the	
main	bar	and	will	serve	snacks,	light	meals	and	drinks	in	
a	tranquil	and	private	setting.	

Fine Dining

Restaurants will be varied. Benham will include a fine dining restaurant, a more relaxed brasserie and a healthy 
eating spa café. All will compare favourably with  the quality and style of comparable establishments across 
the globe. It’s bars will be managed by the finest mixologists; its cellar by the most knowledgeable sommeliers. 

Dining Room

56 57Private Dining Room in Benham Park
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Benham	Park’s	spa	will	be	a	world	leader,	offering	a	fully	
integrated	approach	to	wellbeing	and	bringing	together	
the	world’s	top	beauty	and	massage	experts	with	state	
of	the	art	facilities	to	provide	the	finest	menu	of	spa	and	
alternative	therapies.

Set	in	an	area	of	outstanding	beauty,	the	Spa	at	Benham	
Park	 will	 embody	 the	 unique	 purity	 of	 the	 estate’s	
location,	 offering	 stunning	 views	 of	 the	 surrounding	
countryside.	Staff	will	be	dedicated	to	the	most	serene	
personalised	 service	 alongside	 holistic	 relaxation	 and	
indulgence.	

Style	will	be	delivered	with	soft-lit	outdoor	approaches	
and	spaces,	floor-to-ceiling	windows,	stunning	artwork,	
ambient	 fragrance	 and	 subtle	 sound.	 Every	 treatment	
room	will	be	unique	with	its	own	style	and	colour	palette.	
Glass	and	water	will	be	key	design	elements	within	the	
spa,	with	the	most	advanced	lighting	design	utilised	in	
each	and	every	space.	

The	1000	square	metre	spa	will	include:
•	 Two	indoor	pools	
•	 Hydrotherapy	area
•	 Finnish	sauna
•	 Steam	room
•	 Hammam
•	 Relaxation	room
•	 Meditation	pod
•	 Seven	spa	treatment	rooms
•	 Extensive	gymnasium,	studios	and	personal	training

Benham	Park’s	Spa	and	fitness	facilities	will	feature	the	
very	 latest	equipment,	a	thermal	suite	and	two	indoor	
swimming	 pools,	 and	 all	 will	 be	 staffed	 by	 expert	
therapists	and	trainers	–	a	team	who	will	be	as	accessible	
to	short	stay	guests	as	they	are	to	those	who	are	using	
the	facilities	as	part	of	a	complete	programme	of	post-
operative	rehabilitation.

Spa	 treatments	 will	 be	 centred	 around	 alternative	
medicines,	 mobility	 therapy,	 facial	 and	 body	 care,	
hair	 and	 nail	 care	 and	 aesthetic	 relaxation	 and	 youth	
enhancing	procedures.	

As	befits	an	English	country	house	hotel,	Benham	Park	
will	be	complemented	by	a	range	of	outdoor	sport	and	
leisure	activities,	all	easily	enabled	by	the	extensive	130	
acre	private	estate,	and	giving	Benham	Park	a	distinct	
edge	over	similar	luxury	hotels	in	London

Sample Spa Packages

Detox Package
Two	nights	full	board
Specially	designed	detox	meals	and	light	bites	
Detox	massage	daily
Detox	facial	daily
Walking	&	lake	swimming
Private	yoga	lesson
Meditation	session

Fitness & Flexibility Package
4	nights	full	board
Specially	designed	meals	and	light	bites
Daily	sports	massage
Initial	fitness	and	mobility	assessment
Daily	personal	training	and	classes
Private	pilates	lessons

Weekend Retreaters Package
3	nights	full	board
Youth	revealing	face	and	body	treatment
Anti-wrinkling	facial
Deep	tissue	massage
Physiotherapist	appointment	(Kinesio-taping	optional)
Thalgo	aromaceane	body	wrap
Lymphatic	drainage,	exfoliation,	firming	&	toning	
product
Massage	(e.g.	Swedish)	or	body	wrap
Facials

Spa & Beauty
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History of Benham
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With its many Royal connections, the ownership of Benham Park is a 
remarkable slice of English history in the ‘Downton Abbey’ mould spanning 
over a millennium

Current
Owners

Villebois
1848 - 1868

Sir William
Essex
? - 1543

Richard de
Camville
1194 - 1251 The Crown

1543 - 1575 

Valence
1251 - ?

Casillion
1575 - 1630

Craven
1630 - 1848

Built 1772 - 1775

Sutton
1868 - 1983

Norsk Data/
Prudential
1983 - 2011

The Crown
1066 - 1194

King Eadwig
956 - 1042

Edward the
Confessor
1042 - 1066

First mentioned in William I’s Domesday Book, Benham Park’s amazing history spans almost a full millennium. 
Benham has been at the epicentre of English society since the building of the current house in the 18th Century 
for the extraordinary Lady Craven. Steeped in royal heritage, Benham Park is a stunning piece of genuine 
English history. 

In	1767	the	young	Lord	William	Craven	married	his	16	year	old	bride	Elizabeth,	youngest	daughter	of	the	fourth	Earl	
Berkeley.	William	had	inherited	70,000	acres,	together	with	a	number	of	very	large	houses,	but	these	draughty	
old	mansions	were	not	to	the	newlyweds	liking.

To	build	their	new	marital	home	the	couple	called	on	Lancelot	Capability	Brown.	Lancelot	Brown	suggested	that	
Benham	had	“considerable	capabilities”	and	in	1772	the	Baron	gave	instructions	for	work	on	a	new	mansion	and	
park	to	commence	forthwith.

At	this	time	Lancelot	Brown,	who	was	at	the	pinnacle	of	his	distinguished	career,	had	recently	formed	a	partnership	
with	the	young	London	architect	Henry	Holland.	Holland	had	just	completed	work	on	Claremont	House	to	great	
acclaim.	Designed	with	comfort	and	elegance	in	mind	Claremont	made	a	break	with	the	grand	and	formal	style	
and	society	publications	at	 the	 time	described	the	house	as	a	 “superb	and	elegant…one	of	 the	most	splendid	
seats	 in	the	kingdom.”	William	and	Elizabeth	were	hugely	 impressed	by	Holland’s	work	and	ordered	an	almost	
identical	house	to	be	built	at	Benham.	Capability	Brown	was	tasked	with	landscaping	the	park	to	perfection.	

Holland	and	Brown	certainly	delivered.	The	new	house	was	built	in	glorious	Bath	stone	on	high	ground	that	sloped	
gently	south	over	wooded	ground	to	the	bottom	of	the	Kennet	valley,	and	then	over	the	water	meadows	beyond	
to	the	rolling	hills	of	the	Berkshire	Downs.	Hundreds	of	new	trees	were	planted,	both	individually	and	in	shelter	
belts,	with	oak,	beech	and	sweet	chestnut	predominating.

With	its	many	Royal	connections,	the	ownership	of	Benham	Park	is	a	remarkable	slice	of	English	history	in	the	
‘Downton	Abbey’	mould	spanning	over	a	millennium.

Soon	 the	 family	 was	 in	 residence	 and	 her	 Ladyship	
could	 see	 the	 tranquil	 waters	 of	 the	 new	 lake	 from	
her	bedroom	window	at	the	front	of	 the	house.	Lady	
Craven	 indulged	 her	 passion	 for	 amateur	 dramatics	
in	 a	 small	 theatre	 built	 in	 Greco-Roman	 style	 and	 an	
amphitheatre	overlooking	the	mansion.

A	few	years	later	Lady	Craven	and	William’s	marriage	
fell	apart	and	Lady	Craven	left	Benham	for	France.	She	
lived	with	the	Margrave	of	Brandenburg,	Anspach	and	
Bayreuth	 for	a	 time	 -	a	direct	cousin	of	King	George	
of	England.	But	news	of	 social	unrest	 in	France	 (and	
rumour	 of	 the	 mass	 execution	 of	 noble	 families)	
unsettled	the	Margrave	and	when	Lord	Craven	died	in	
1792	he	married	Elizabeth	and	 retired	 to	 live	 in	great	
splendour	 at	 Benham	 and	 Brandenburg	 House	 in	
London.

When	 the	 Margrave	 died	 in	 1802	 Elizabeth	 retired	 to	
Naples.	Her	son,	Richard	Keppel	Craven,	sold	Benham	
to	Frederick	Villebois	who	 later	sold	 it	 to	Sir	Richard	
Sutton,	the	fourth	Baronet,	a	wealthy	landowner	with	
valuable	interests	in	Piccadilly	and	Mayfair.	Sir	Richard	
intended	 to	 entertain	 society	 on	 a	 lavish	 scale	 at	
Benham,	so	a	major	building	program	began,	together	
with	extensive	re-modelling	of	the	gardens	under	the	
direction	 of	 William	 Andrew	 Nesfield,	 the	 designer	
of	 gardens	 for	 Prince	 Albert	 and	 Queen	 Victoria	 at	
Osborne	House.	Over	the	years	of	Sutton’s	ownership	
Benham	continued	 to	evolve	 -	by	 1913	 there	were	30	
bedrooms	 plus	 extensive	 staff	 accommodation.	 A	
huge	stone	double	staircase	was	built	to	formalise	the	
gardens	 and	 connect	 the	 house	 to	 the	 terracing	 and	
theatre.

In	 1922	 Sir	 Arthur	 Sutton	 bought	 three	 important	
fireplaces	 from	 Stowe	 -	 the	 former	 seat	 of	 the	 Duke	
of	Buckingham.	The	grand	Palladian	pair	from	Stowe’s	
State	Dining	Room	are	now	in	Benham’s	reception	hall	
and	the	truly	outstanding	marble	by	Jean-Battista	is	in	
the	master	bedroom	suite.

Following	the	Second	World	War	Benham	sadly	fell	into	
a	period	of	decline	and	from	the	1980s	until	relatively	
recent	 it	 was	 used	 as	 a	 computer	 business	 park,	 but	
today	this	wonderfully	historic	English	stately	home	is	
ready	to	begin	a	glorious	new	chapter.

Benham was first documented in 956 when it was granted by King Eadwig to Aelsige, a Saxon Warlord. Subsequently, during Edward the 
Confessor’s reign of 1042 – 1066 it was owned by three of his thegns.

After the Norman Conquest, Benham Manor was granted by King William I to Humphrey Vis de Lou, a Norman knight, but in the Doomsday 
survey of 1086 it was listed as being owned by Walter de la Riviere. it then passed back to the Crown in 1158-59. in 1194 the Manor was leased 
by King Richard i to Richard de Camville and on his son’s death to Hugh Wake, whose heirs held the Manor until 1251 when it was seized by 
King Henry iii. He granted it to William de Valence (his half-brother and uncle of Edward i who rose to prominence during the Second Barons’ 
War) whereupon the Manor became known as Benham Valence.

At some point the ownership changed to Sir William Essex and in 1543 he exchanged it for various properties with King Henry Viii and it 
remained in royal custody, with its deer park, until it was granted by Queen Elizabeth i to her favoured tutor John Baptiste Castillion in 1575. 
His son Francis sold the Manor in 1630 to the Trustees of Sir William Craven, Baron Craven of Hamstead Marshall and later Viscount Uffington 
and Earl of Craven.

in 1767, the young Lord William Craven married his sixteen year old bride Elizabeth, youngest daughter of the fourth Earl Berkeley. They called 
on Lancelot ‘Capability’ Brown who advised that Benham had “considerable capabilities”. in 1772 the Baron gave instructions for work on a 
new mansion and park to commence forthwith. At this time Lancelot Brown, who was at the pinnacle of his distinguished career, had recently 
formed a partnership with the young London architect Henry Holland and was building a new house for the immensely rich Lord Clive of india. 
William and Elizabeth were hugely impressed and ordered an almost identical house at Benham to take advantage of the similarly commanding 
situation and picturesque aspect. The park was to be improved in the same landscape style that had made ‘Capability’ Brown so sought after by 
King George iii and many of the wealthy nobility. 

The new house and park certainly lived up to Lancelot Brown’s promise of great ‘capabilities’ with the mansion being built in glorious Bath 
stone on high ground sloping gently south over wooded grounds to the river Kennet below and then over the water meadows beyond to the 
rolling hills of the Berkshire Downs. Hundreds of new trees were planted both individually and in shelter belts with oak, beech and sweet chestnut 
predominating but also the newly fashionable cedars of Lebanon being introduced. New carriage drives were constructed to take advantage of 
the magnificent views.

On the death of Lord Craven, Lady Craven married the Margrave of Brandenburg, Anspach and Bayreuth; a nephew of King Frederick the Great 
of Prussia and a cousin of King George of England. However news of social unrest in France with mass executions of noble families by guillotine 
unsettled the corpulent Margrave who promptly sold his principality to his uncle in return for a large annual stipend. He was now free to live in 
great splendour at Benham and Brandenburg House in London. 

in 1848, Lady Craven’s son Richard Keppel Craven sold Benham to Frederick Villebois and upon his death in 1868 the estate was sold again, 
this time to Sir Richard Sutton, the fourth Baronet, a wealthy landowner with valuable interests in Piccadilly and the neighbouring streets of 
Mayfair. Sir Richard intended to entertain society on a lavish scale so a major building program was put in hand together with the re-modelling 
of the gardens under the direction of William Andrews Nesfield, the designer of gardens for Prince Albert and Queen Victoria at Osborne House. 

Benham continued to be developed during the many decades of the Sutton ownership so that by 1913 the house was considerably larger with 
30 bedrooms. Reception rooms were made bigger and the gardens made more formal by the introduction of a massive stone double staircase to 
link the house to the terraces leading up to the outdoor theatre. From 1986 to 2011 the house was occupied as offices until bought by the current 
owners. Today the wonderful house and its beautiful gardens and park are ready for a new and glorious chapter.
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The Existing Property
In the centre of Benham Park’s 130 glorious acres 
is a majestic Grade II* listed Georgian mansion. Built 
over four years between 1772 and 1776 the mansion, 
known originally as Benham Valence, was a design 
collaboration between renowned architect Henry 
Holland and his father-in-law Lancelot ‘Capability’ 
Brown, the legendary landscape architect.

The	 Bath	 stone	 house	 with	 its	 ionic	 portico	 was	
commissioned	 by	 the	 sixth	 Lord	 Craven,	 under	 the	
watchful	eye	of	his	young	bride	Lady	Elizabeth,	daughter	
of	the	fourth	Earl	of	Berkeley.	

With	 a	 third	 floor	 added	 in	 the	 late	 19th	 Century,	 the	
mansion	retains	most	of	 its	original	 form	and	 is	one	of	
the	most	important	stately	homes	in	England.

The	 building’s	 superb	 English	 architectural	 heritage	 is	
evident	in:	exquisitely	carved	ionic	capitals	at	the	front;		
a	 magnificent	 cantilevered	 Portland	 stone	 staircase	 in	
the	centre;	and	even	in	the	ingenious	evaporation-driven	
refrigerating	wine	cellar.

During	 the	 Edwardian	 era,	 the	 ground	 floor	 of	 the	
mansion	 was	 reconfigured	 to	 create	 even	 grander	
reception	 rooms,	 including	 a	 superb	 ballroom,	 and	 in	
1922	The	Duke	of	Buckingham’s	dining	 room	fireplaces	
were	bought	to	Benham	from	his	estate	at	Stowe	where	
they	remain	to	this	day.

At	 the	North	East	corner	of	Benham	Park	are	 the	East	
Gates	and	the	three	bedroom	East	Lodge,	both	Grade	II*	
listed	and	introduced	to	the	estate	in	the	19th	Century.

Situated	 at	 the	 Eastern	 end	 of	 the	 lake	 is	 The	 Mill	
House	 -	 originally	 the	 site	 of	 a	 working	 corn	 mill	 and	
converted	into	a	larger	residence	in	the	late	19th	Century.	
It	 comprises	 four	 reception	 rooms,	 five	 bedrooms	 and	
three	bathrooms.

Benham’s	 heritage	 continues	 in	 its	 landscape	 too	 -	
stunning	 parkland	 designed	 by	 Capability	 Brown,	
England’s	most	famous	landscape	designer.

The	park	is	filled	with	oak	trees	planted	during	the	reign	
of	 King	 George	 III	 and	 to	 the	 north	 of	 the	 mansion	 lie	
the	cascading	terrace	gardens	originally	designed	by	the	
renowned	 garden	 designer	 William	 Andrews	 Nesfield.	
Beyond	the	terrace	gardens	is	the	amphitheatre	where,	in	
the	18th	Century,	Lady	Craven	held	her	amateur	dramatic	
evenings.

Exquisite	 formal	 gardens	 are	 set	 in	 over	 100	 acres	 of	
stunning	and	secluded	countryside	with	views	over	the	
River	 Kennet	 valley,	 natural	 woodland	 and	 substantial	
lakes	and	water	features.	

The glorious mansion is set on raised ground overlooking its ten acre lake
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Henry Holland helped establish an elegant form of 
neoclassicism in England, favoured by the aristocracy
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Henry Holland helped establish an elegant form of 
neoclassicism in England, favoured by the aristocracy
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The mansion is rich in architectural history and detail
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The mansion is rich in architectural history and detail
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Planning consent

Until	2010	Benham	Park	was	the	corporate	headquarters	
for	a	variety	of	IT	firms	and	included	an	extensive	range	
of	unsightly	office	buildings,	built	in		the	1980’s.		Historic	
England	and	West	Berkshire	District		Council	understand	
the	significant	local,	national	and	international	community	
value	of	restoring	Benham	to	its	former	glory	so	granted	
consent	for	a	development		that	has	few,	if	any,	precedents	
in	England	in	recent	times.	

Planning	 consent	 was	 granted	 in	 2013	 to	 refurbish	 the	
existing	 mansion,	 build	 a	 new	 extension	 to	 comprise	
the	 ‘south’	and	‘north’	courts,	an	off-lying	sports	centre,	
offices	and	additional	cottage	accommodation..

In	all	approximately	148,000	sq	ft	/	14,000	sq	m

In	 consenting	 to	 substantial	 new	 medical	 and	 ancillary	
buildings	 they	 recognised	 the	 quality	 of	 architecture	
proposed	and	the	sympathetic	aspect	of	the	development	
within	the	context	of	the	historic	parkland.

The	position	now	is	that:
•	 all	the	redundant	office	buildings	have	been	demolished
•	 the	mansion	house	and	parkland	restored
•	 all	the	planning	conditions	have	been	signed	off
•	 work	has	commenced	on	site	so	the	planning	consent		
	 has	been	triggered.

Meanwhile,	 following	 in-depth	 reports	 commissioned	
from		Candesic	and	FreemanWhite,	internal	arrangements	
of	the	buildings	have	been	reworked	in	order	to	provide	
for	a	better	layout	to	suit	the	proposed	scheme	as	well	as	
reduce	build	costs.		

The	 main	 change	 is	 to	 substitute	 the	 less	 useful	 and	
very	 expensive	 basement	 with	 a	 new	 mezzanine	 floor	
to	 extend	 across	 the	 south	 court.	 These	 changes	 are	
uncontroversial	are	the	subject	of	a	pending	application	
and	consent	is	expected	following	a	positive	response	at	
a	pre-application	stage.

The	 revised	 scheme	 proposed	 and	 costed	 within	 this	
document	allows	for	the	building	of	the	south	court,	staff	
cottages,	staff	facilities	and	ancillary	buildings	such	as	the	
energy	centre.

This	amounts	to	132,474	sq	ft	/	12,308	sq	m	

So	 not	 only	 is	 there	 an	 available	 7,500	 sq	 ft	 of	 unused	
consent,	with	 the	buildings	being	 in	 the	middle	of	 their	
own	extensive	grounds	it	is	not	unreasonable	to	assume	
there	is	considerable	scope	for	further	development	in	the	
future,	whether	it	be	an	extension	to	the	medical	centre,	
additional	 bedrooms	 and	 suites	 or	 even	 a	 separate	 up-
market	retirement	apartments	and	houses

Permission	has	also	been	granted	for	the	construction	of		
a	 ‘Palladian’	 stone	 bridge	 to	 span	 the	 lake	 at	 the	 point		
where	 an	 earlier	 similar	 bridge	 once	 stood.	 This	 bridge		
carried	 a	 carriage	 drive	 nearly	 a	 mile	 in	 length	 arriving		
dead	 straight	 from	 due	 south	 having	 already	 bridged		
both	the	river	Kennet	and	the	Bath	and	Avon	Canal.

Existing building
GIA	2,470	m2

Grand	entertaining	rooms	

and	bedroom	suites 

South court
GIA	6,269	m2

Medical	suites,	spa	and	

bedroom	suites

North court
GIA	2,015	m2

Proposed	GIA	
Areas	

Basement

Ground	Floor

Mezzanine	Floor	

1st	Floor

Second	Floor

Totals

Existing	Building											
GIA	

m2

	681

652

-

633

504

2,470

	7,330	

	7,018	

-

6,814

5,425

26,587

-

2,197

1,384

1,461

1,227

6,269

-

23,648

14,897

15,726

13,207

67,478

- - -

405 162 1,785

1,074 351 316

426 160 212

110 - -

2,015 673 2,313

- - -

4,359 1,744 19,214

11,560 3,778 3,401

4,585 1,722 2,282

1,184 - -

21,688 7,244 24,897

m2 m2 m2 m2ft2 ft2 ft2 ft2 ft2

South	Court																										
GIA

North	Court																									
GIA

Cottages Ancillary

	681

5,201

3,125

2,892

1,841

13,740

	7,330	

55,982

33,637

31,129

19,816

147,894

m2 ft2

Total	GIA	

TOWN AND COUNTRY PLANNING ACT 1990

Sutton Griffin Architects
Mr Christopher Trickey
The Long Barn
Welford
NEWBURY
RG20 8HZ 

Applicant: 
Benham Park LLP

PART I - DETAILS OF APPLICATION

Date of Application Application No.

3rd September 2012 12/02208/COMIND

THE PROPOSAL AND LOCATION OF THE DEVELOPMENT:

Restoration and conversion of Benham Valence from B1 office accommodation to a 
Medical Park consisting of the demolition of late 20th century office buildings, restoration of 
Mansion House, provision of new ancillary bedroom suites, therapy facilities and sports 
rehabilitation unit with associated landscaping.

Benham Valence, Speen, Newbury, Berkshire

PART II - DECISION

In pursuance of its powers under the Town and Country Planning Act 1990, West 

Berkshire District Council GRANTS planning permission for the development 

referred to in Part I in accordance with the submitted application form and plans, 

subject to the following condition(s):-

1. The development hereby permitted shall be started within three years from the date of this 
permission and implemented strictly in accordance with the approved plans.

Reason:   To enable the Local Planning Authority to review the desirability of the development to 
comply with Section 91 of the Town and Country Planning Act (as amended by Section 51 of the 
Planning and Compulsory Purchase Act 2004) should it not be started within a reasonable time.

2. The development hereby approved shall be carried out in accordance with the drawing 
numbers PL101, PL102, PL103, PL104A, PL105B, PL106, PL107B, PL108A, PL109B, PL110, 
PL111A, PL113A, PL114, PL116A, PL117A, PL118B, PL119A, PL120A, PL121, PL122, PL123A, 
PL124, PL126, PL127, PL128, PL134, PL135A all received on 26th October 2012 and drawing 
numbers PL129B, PL112B and PL125A received on 8th January 2013.

Reason:  To ensure that the development is carried out in accordance with the submitted details 
assessed against Policy CC6 of the South East Plan Regional Spatial Strategy for the South East 
of England 2009 and Policy CS14 of the West Berkshire Core Strategy 2006-2026.
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Assessing,	 revaluing	and	maximising	our	wellness	have	
become	 things	 we	 spend	 staggering	 amounts	 of	 time	
and	 money	 on.	 And	 Luxury	 is	 the	 Leisure	 choice	 of	
the	 millennium.	 The	 growing	 number	 of	 HNWIs	 have	
the	 money	 to	 spend	 on	 evermore	 luxurious	 goods		
and	services.	

But combining the two is something a customer cannot 
yet do. Until Benham Park.

To	assess	their	health	a	customer	currently	has	no	choice	
but	 to	 undergo	 an	 exhausting	 set	 of	 tests	 at	 different	
venues	 all	 over	 London	 (or	 their	 own	 locality).	 These	
same	customers’	leisure	time	is	normally	spent	relaxing	
at	 the	 most	 ground	 breaking	 spa,	 enjoying	 the	 most	
perfect	dinner,	or	seeking	the	most	blissful	nights	sleep.

Here	at	Benham	Park,	for	the	first	time,	customers	will	be	
able	to	do	all	these		things.	

They	will	be	able	to	tick	every	box.	

And	 Benham	 Park	 not	 only	 provides	 a	 one-stop	 shop	
for	 customers’	 health,	 but	 it	 ensures	 the	 most	 perfect	
delivery	of	that	one-stop	shop	too	–	idyllic	surroundings	
for	the	most	crucial	of	life’s	to	do	lists.	

Which	 makes	 the	 customer’s	 quest	 for	 health	 and	
wellness	a	pleasure	as	well	as	being	utterly	efficient.	

What is the unique selling point of Benham Park?

Viability

Why Invest in Benham Park?

The	global	wellness	market	is	now	worth	US	$3.4	trillion	
-	a	figure	three	times	larger	than	that	of	the	worldwide	
pharmaceutical	industry.	

Investment in Benham Park is an opportunity to see 
an excellent financial return on this redefinition of  the  
healthcare landscape.
	
Revenue	is	expected	to	reach	£40m	in	year	three	(with	
£16m	 from	 the	 medical	 offering	 alone).	 EBITDA	 is	
projected	at	£20m,	based	on	a	conservative		occupancy	
rate	of	75	per	cent.

Be	 assured	 that	 Benham	 Park	 is	 unique.	 The	 concept	
of	 ‘height	 of	 luxury’	 leisure	 combined	 with	 ‘height	 of	
luxury’	medical	health,	 in	one	glorious	English	setting,	
simply	does	not	exist	today.	Not	only	does	the	current	
journey	 to	 medical	 wellness	 currently	 take	 time,	
logistical	organisation	and	multiple	contact	points,	but	
it	also	requires	the	customer	to	step	out	of	 luxury	for	
all	of	the	above.

Benham	Park	rewrites	the	rulebook	–	a	rulebook	that	a	
hugely	 diverse	 range	 of	 incredibly	 affluent	 customers	
currently	have	no	choice	but	to	abide	by.

This	 is	 investment	that	harnesses	our	quest	for	health	
and	wellness.	It	is	a	genuine	chance	for	investors	to	be	
part	of	evolutionary	market	transformation.	
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Client Base

The Benham Park proposition has been designed 
around the needs of six models of affluent individuals – 
individuals who embrace the luxury hotel and evidence-
based spa experience, and who are shaped by the kind 
of services which can be delivered profitably in a venue 
like Benham Park.

1.  Health Screeners

“I’m	all	about	a	healthy	life	now	and	if	this	getaway	helps	
me	monitor	my	health	in	a	way	no	other	place	offers,	then	
I	would	be	more	than	happy	to	pay	for	it.”
Focus	Group	Response

These	 proactive	 corporate	 individuals	 are	 looking	 for	
a	 reliable	 and	 comprehensive	 health	 check-up	 in	 luxury	
surroundings,	 as	well	 as	personalised	advice	on	how	 to	
best	maintain	good	health.

Who:	Proactive	corporate	clientele
What:	Comprehensive	and	reliable	health	evaluation	in	
luxury	surroundings
Why:	Wanting	a	full	health	screen	–	reassurance	–	and	
advice	on	maintaining	health	long	term
Benham	Products:	MOT,	Check	Up,	Second	Opinions
Sample	Treatments/Procedure:	Blood	Tests,	
Echocardiology,	Lung	Capacity,	MRI,	Intolerance/Allergy	
Testing,	Personal	Training

2.  Holistic Makeovers

“People	are	running	away	from	major	surgical	procedures	
like	 facelifts.	The	risks	of	surgery	can	be	significant	and	
the	 costs	 massive.	 Instead,	 non-surgical	 treatments	 are	
becoming	more	and	more	popular.”
Focus	Group	Response

This	 customer	 is	 seeking	 to	 sustain	 or	 re-capture	 a	
youthful	look	with	a	comprehensive	range	of	high	quality	
treatments	in	a	single	exclusive	countryside	retreat.

Who:	Individuals	seeking	an	experienced	and	bespoke	
aesthetics	programme	
What:	Non-invasive	aesthetic	procedures,	spa	and	
beauty	treatments,	weight	loss	and	nutrition	advice
Why:	Wanting	to	appear	younger,	fitter,	healthier
Benham	Products:	Weightloss,	anti	ageing,	performance	
enhancement	
Sample	treatments/procedure:	personal	training,	
macrobiotics,	botox	&	fillers,	resurfacing,	mud	therapy

3.  Complete Recovery Seekers

“Getting	myself	and	my	family	healthy	is	my	number	one	
priority	 now.	 I	 could	 definitely	 see	 myself	 sending	 my	
father	 to	 a	 place	 which	 offered	 a	 comprehensive	 post-
operative	package.”
Focus	Group	Response

Our	 recovery	 seekers	 are	 HNWIs	 that	 are	 looking	 for	 a	
bespoke	 support	 system	which	addresses	 all	 the	needs	
of	 a	 chronic	 condition;	 optimises	 health	 before	 or	 after	
surgery	 and	 offers	 a	 complete	 holistic	 rehabilitation	
service	for	full	recovery	from	illness.

Who:	Individuals	with	chronic	or	recently	diagnosed	
conditions,	or	those	who	are	pre/post-op	
What:	Bespoke	rehabilitative	programmes	
Why:	Studies	have	shown	that	health	optimisation	
greatly	improves	rehabilitation	outcomes
Benham	Products:	Sleep	clinic,	weight	management,	
memory	enhancement,	fertility
Treatments/Procedure:	blood	profiling,	bioresonance,	
acupuncture,	physiotherapy,	telomere	testing,	
hydrotherapy,	allergy	testing

4.  Small Procedure Undergoers

“I	 would	 definitely	 like	 to	 have	 a	 better	 understanding	
of	what	 I’m	at	 risk	of	getting.	At	my	age	a	genetic	 risk	
screen	is	something	that	I	would	find	very	useful.	If	I	could	
combine	it	with	a	luxury	break	–	then	even	better.”
Focus	Group	Response

These	 HNWIs	 are	 seeking	 a	 bespoke	 medical	 approach	
to	help	them	regain	balance	in	their	mental	and	physical	
wellbeing.	 They	 will	 look	 to	 address	 all	 aspects	 of	 their	
health,	possibly	even	staying	at	Benham	for	a	prolonged	
period	of	time	for	postoperative	rehabilitation.	
Who:	Those	concerned	about	their	health	
What:	Bespoke	health	offering	with	tailored	diagnostic	
services
Why:	Regain	control	over	mental	and	physical	well-being
Benham	Products:	Dermatology,	respiratory
Sample	Treatments/Procedure:	Blood	tests,	
echocardiology,	lung	capacity,	MRI,	intolerance/allergy	
testing

5.  Weekend Retreaters

“Delivering	 the	perfect	 career	 and	 the	perfect	 family	 at	
the	same	time	is	hard	work.	I	simply	never	get	a	chance	to	
do	what	I	want.	I	love	the	idea	of	going	to	a	country	hotel	
for	the	biggest	luxury	of	all	-	complete	and	utter	me	time.	
When	can	I	go?”	
Focus	Group	Response

The	 affluent	 weekenders	 are	 our	 youngest	 customers	 –	
couples	 and	 friends	 looking	 for	 spa	 hotel	 breaks	 away	
from	their	young	families	or	stressful	careers.	

	

Who:	Wealthy	careerists	and	affluent	couples
What:	Spa	treatments,	luxury	rooms,	fine	dining	and	
personal	training
Why:	Seeking	a	quick	relaxing	getaway	
Benham	Products:	Anti-Ageing,	Beauty,	Mum	to	Be,	Male	
Grooming
Sample	Treatments:	Thalgo	Aromaceane	Body	Wrap,	
Lymphatic	Drainage,	Exfoliation,	Deep	Tissue	Massage,	
Physiotherapy

6.  Holiday Seekers

“I	 have	 just	 booked	 a	 wellness	 retreat	 abroad.	 What	
attracted	 me	 was	 the	 comprehensive	 offering	 of	 sport	
activity,	as	well	as	linking	your	stay’s	goals	with	nutrition.	
If	I	could	do	that	in	real	luxury	in	the	UK	–	I	would!”	
Focus	Group	Response

Our	 holiday	 seekers	 are	 affluent	 individuals	 looking	 to	
enjoy	an	extended	 luxury	break	with	a	high	quality	 spa	
experience,	sport	and	leisure	activity	and	country	pursuits.	

Who:	Individuals,	couples	and	families	with	older	children
What:	Tailored	leisure	and	spa	package	from	a	
countryside	base	
Why:	Wanting	a	luxurious	holiday	in	the	English	
countryside	
Benham	Products:	Beauty,	weightloss,	sport	
performance,	burn	out	fix
Sample	Treatments:	Massage,	individualised	diet	plan,	
detox	facial,	personal	training,	sports	tuition

Health screening corporates
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Benham	Valence	LLP	commissioned	Candesic	to	research,	
analyse	and	 recommend	 the	most	appropriate	business	
model	of	Benham	Park.	

Candesic	provides	strategic	and	commercial	due	diligence	
advice	to	private	operators,	private	equity	investors	and	
NHS	organisations.		Led	by	former	McKinsey	consultants	
and	medical	doctors,	Candesic	has	the	unique	formulae	
of	combining	business	and	clinical	expertise	to	examine	
client’s	 issues.	 	 Candesic’s	 team	 brings	 rigorous	 fact	
backed	analysis,	unrivalled	access	to	experts	and	opinion	
leaders.	The	team	frequently	undertake	their	own	original	
numerical	 based	 research	 to	 find	 bespoke	 answers	 for	
clients.		Candesic	has	a	wealth	of	experience	gained	from	
working	across	the	health	and	social	care	spectrum	since	
it	 started	 in	 2003	 and	 in	 2014	 were	 awarded	 Strategy	
Consultants	of	the	Year	by	Health	investor.		

Candesic	 has	 conducted	 projects	 in	 private	 healthcare	
focused	 businesses	 whose	 customers	 will	 be	 similar	 to	
those	of	Benham	Park.		It	has	worked	on	corporate	health	
check	providers,	high	end	private	hospital	care	providers	
such	 as	 HCA	 in	 London,	 private	 clinics	 conducting	 IVF,	
cosmetic	 surgery,	 private	 slimming	 clinics,	 online	 health	
and	wellness	courses,	and	private	dental	services.

Candesic	comprises	medical	doctors,	academics,	business	
experts	and	analysts	in	their	team	with	deep	expertise	in	
the	crossover	of	business	and	medicine.	

Their	research	has	been	based	upon	three	distinct	areas:
1.			Demand
2.			Competition
3.			Focus	groups

The Candesic Team 

Dr	Leonid	Shapiro,	Managing	Director
Leonid	is	a	medical	doctor,	entrepreneur	and	management	
consultant	who	has	delivered	thousands	of	corporate	and	
commercial	due	diligence	projects.	 	He	consults	Private	
Equity	 firms,	 Corporate	 Operators,	 and	 Government	
Organisations	 in	 the	 areas	 of	 healthcare,	 technology,	
and	 communications	 focusing	 on	 strategy,	 marketing,	
and	 organization.	 	 He	 holds	 a	 D.Phil.	 from	 Magdalen	
College,	Oxford	in	Radiological	Imaging,	a	MD	from	Duke	
University	in	North	Carolina,	an	undergraduate	degree	in	
Physics	 from	 Cornell	 University	 and	 is	 fluent	 in	 Russian	
and	English.

Dr	Michelle	Tempest,	Partner	
Michelle	 worked	 as	 a	 medical	 doctor	 before	 joining	
Candesic	and	has	expertise	in	acute	medicine,	psychiatry	
and	 psychotherapy.	 	 She	 has	 worked	 at	 Candesic	 since	
2004	and	delivered	projects	for	multiple	acute	hospitals,	
community	hospitals	and	mental	health	services	(private	
and	public,	UK	and	global).	 	She	continues	to	 lecture	 in	
‘medical	ethics	and	law’	at	Cambridge	University.

Dr	Joe	Taylor,	Manager
Joe	has	worked	as	an	Engagement	Manager	at	Candesic	
since	2007,	leading	projects	on	integrated	care,	radiology,	
pharmaceuticals	and	medtech.		He	qualified	as	a	medical	
doctor	at	the	University	of	Oxford,	and	undertook	doctoral	
research	in	Neuroscience	at	the	University’s	Department	
of	Physiology	and	he	maintains	links	with	the	University	
as	Lecturer	of	Medicine,	at	Worcester	College.

Patrick	Baensch,	Consultant	
Patrick	is	an	experienced	consultant	who	joined	Candesic	
after	completing	a	postgraduate	degree	 in	 International	
Health	Management	at	 Imperial	College	London.	Having	
in	the	past	worked	for	Kempinski	Hotels,	he	has	a	strong	
interest	in	the	hotel	sector.

Market Research
Dr.	Niklas	Jahn,	Consultant	
Niklas	has	worked	on	projects	across	the	pharmaceutical,	
healthcare	 and	 wellness	 space	 at	 Candesic.	 He	 has	 a	
strong	 interest	 in	 consumer	 health	 and	 products	 and	
has	 also	 carried	 out	 academic	 research	 within	 these	
areas.	 He	 holds	 a	 Ph.D.	 in	 Statistical	 Mechanics	 and	 an	
undergraduate	 degree	 in	 Chemical	 Engineering,	 both	
from	Imperial	College	London.

Dr	Abhinav	Bhansali,	Analyst
Abni	 qualified	 as	 a	 medical	 doctor	 at	 Imperial	 College	
London	and	an	interest	in	public	health	and	wellness.		

Dr	Sam	Al-Jafari,	Candesic	expert
Sam	qualified	as	a	doctor	from	the	University	of	Manchester	
and	 is	 a	 member	 of	 The	 Royal	 College	 of	 Surgeons	 in	
2006	with	a	special	 interest	in	minor	surgery,	aesthetics	
and	musculoskeletal	medicine.		He	then	went	on	to	train	
as	 a	 GP	 and	 is	 also	 a	 member	 of	 The	 Royal	 College	 of	
General	 Practitioners.	 	 His	 main	 interest	 now	 is	 about	
offering	holistic	and	integrative	approach	to	patient	care	
and	he	continues	to	work	in	Harley	Street	as	a	clinician.
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Benham	Park’s	key	consumer	segment	is	high	net	worth	
individuals	–	a	demographic	 that	has	seen	solid	growth	
over	the	last	10	years.

London	 and	 the	 South	 East	 is	 not	 only	 the	 wealthiest	
region	in	the	UK,	but	also	exhibits	the	highest	millionaire	
density,	 with	 approximately	 two	 millionaires	 for	 every	
1,000	residents.

In	 addition,	 the	 UK	 has	 seen	 the	 highest	 influx	 of	 high	
net	worth	individuals	over	the	last	decade,	with	the	great	

majority	of	 that	new	wealth	concentrated	 just	over	one	
hour’s	drive	from	Benham	Park	in	London.	

They	also	spend	more	on	medical	and	healthcare	(Pillar	
two)	than	any	other	group	too	–	a	staggering	7.2%.These	
HNWIs	tend	to	spend	a	higher	proportion	of	their	income	
on	 luxury	 leisure	 (Pillar	 three)	 than	 any	 other	 income	
group	–	over	15%.	

The	snapshot?	Increasing	health	spend,	and	more	desire	
to	spend	it	at	a	proposition	like	Benham	Park.

Countries with the biggest inflows of HNWIs (£1m+)  2003 to 2013

United	Kingdom 114,100			(14%)

45,000			(20%)

42,400		(1%)

22,200		(14%)

19,700		(12%)

13,600		(5%)

10,100		(21%)

Singapore

United	States

Austra l ia

Hong	Kong

Canada

UAE

UHNWIs (£20m+) by region

42,409 60,565 75,945

2004

107,515

172,850

230,773

Rest 	of 	 the	wor ld

Europe

2014 2024F

65,	106

112,285

154,828

Demand Analysis

•	 Benham	Park’s	key	consumer	segment,	high	net	worth	individuals,	
has	experienced	a	solid	growth.	The	number	of	HNWIs	in	Europe	
grew	from	3.4m	to	4.0m	between	2012	and	2014;

•	 There	is	a	strong	correlation	in	this	segment	between	spend	on	
healthcare	and	recreation	and	wealth.	

•	 Health	and	wellness	is	increasingly	at	the	forefront	of	peoples	mind.	
The	market	is	expected	to	reach		21.2bn	by	2020;	

•	 There	is	a	shift	from	reactive	to	proactive	care	with	an	increased	
focus	on	early	diagnosis	and	preventative	measure;

•	 Individuals	are	more	keen	to	engage	in	health-centric	activities.

•	 Demand	for	luxury	hotels,	especially	in	the	UK,	has	experienced	
strong	growth.	Hotel	occupancy	rates	at	76%	(London:	83%)	de-
spite	increased	supply	by	a	CAGR	of	12%;

•	 Driven	by	increased	disposable	income,	individuals	are	willing	to	
spend	on	leisure.

Future trend

Growing 
demand for 
health and 
wellness 

Growing 
number of 
affluent 
individuals

Growing 
demand for 
luxury hotels

Description

PILLAR ONE
Growth in demand stemming from increasing wealth and affluence
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Health	 and	 wellness	 is	 more	 at	 the	 forefront	 of	 our	
minds	than	it	has	ever	been	and	the	UK	wellness	market	
is	expected	to	grow	20%	by	2020.

We	have	also	seen	a	marked	shift	in	attitude	to	health.	
A	 shift	 from	 a	 reactive	 approach,	 based	 on	 treating	
problems	 as	 and	 when	 they	 arise,	 to	 truly	 proactive	
care	–	ensuring	 lifestyle	and	diet	choices	 that	prevent	
health	 problems	 from	 occurring	 in	 the	 first	 place.	
Recent	focus	has	 increasingly	been	on	early	diagnosis	
and	preventative	measures,	which	has	led	to	increased	
demand	for	health-centric	activities.

These	shifts	have	been	reflected	 in	 increased	demand	
for	spa	hotels,	 for	complimentary	health	services,	and	

for	 more	 male-focused	 health	 and	 wellness	 offers.	
At	 the	 same	 time	 spas	 have	 become	 increasingly	
‘medicalised’,	reflecting	the	changing	value	proposition	
towards	 a	 more	 holistic	 well-being	 offering.	 Spa	 and	
private	healthcare	have	seen	significant	price	increases	
reflecting	the	growing	demand

More	 procedures	 than	 ever	 are	 performed	 in	 private	
hospitals	 and	 inbound	medical	 tourism	 to	 the	UK	has	
increased	–	one-fifth	of	the	revenue	generated	in	private	
hospitals	now	comes	from	international	patients.

Our	 health	 has	 become	 priceless	 –	 there	 really	 is	 no	
price	our	target	market	won’t	pay	to	ensure	it.

We have reached a point where the affluent are 
beginning to spend more on ‘living’ and ‘being’ than 
they do on ‘having’ or ‘owning’. Pleasure, and more 
crucially taking pleasure in the care and extension of our 
own health, has become our preferred spend pattern. 

Fine Dining
England	has	become	an	international	food	destination	
An	increase	in	Michelin	starred	restaurants	reflects	our	
growing	demand	for	fine	dining	restaurants,	and	often	
these	restaurants	are	outside	London.	Blumenthal’s	The	
Fat	Duck	in	Bray	(almost	one	hour’s	drive	from	Central	
London)	 is	 now	 rated	 the	 fifth	 best	 restaurant	 in	 the	
world.

Spas and Complimentary Therapy
Hotels	 with	 a	 spa	 offering	 are	 increasingly	 popular.	
The	 interest	 in	 conventional	 day-spas	 has	 remained	
largely	stable	over	the	last	decade	but	at	the	same	time	
complementary	health	approaches	such	as	yoga,	pilates,	
tai	chi,	and	chi	gong	have	risen	steadily	in	popularity.	

Medicalised Spas
With	 life	 expectancy	 surging	 and	 the	 oldest	 baby	
boomers	entering	their	late	60s,	a	wave	of	people	with	
functional	 limitations	 is	 cresting.	 Greater	 emphasis	
is	 being	 placed	 on	 pain	 relief	 rather	 than	 pampering.	
More	spas	are	partnering	with	physical	 therapists	and	
orthopaedic	 specialists,	 sports	 therapists	 and	 GPs.	
In	 addition,	 personal	 genomic	 testing	 has	 arrived	 as	
a	 clinic-	 or	 spa-based	 offer:	 nutrigenomic	 testing	 (to	
identify	 best	 eating	 strategies);	 fitness	 genomics	 (to	
identify	best	training	protocol);	or	telomere	testing	(to	
gauge	the	‘cellular	age’	of	a	patient).

Health & Leisure Spend
There	 is	 growing	 evidence	 that	 many	 people	 are	
over-diagnosed	 and	 over-treated	 for	 a	 wide	 range	 of	
conditions	 including	 prostate/thyroid	 cancers	 and	
kidney	disease.	A	recent	study	 in	the	Netherlands	has	
shown	that	around	50	per	cent	of	children	diagnosed	
with	 asthma	 probably	 never	 had	 the	 condition	 at	 all.	
And	 the	 reason	 for	 this	 over	 diagnosis?	 A	 failure	 by	
doctors	to	use	the	recommended	lung	function	tests.	It	
seems	then	that	over-diagnosis	may	be	caused	by	a	lack	
of	diagnostic	protocol	-	a	shortage	of	proven	evidence-
based	testing	strategy	that	ensures	real	tangible	results	
and	hence	enables	a	successful	strategy	for	treatment.

Evidence suggests that people should invest now as 
health and wellness is fast becoming considered as a 
global mega-trend

In	advanced	markets,	aging	populations	and	increasing	
rates	 of	 chronic	 conditions,	 such	 as	 obesity	 and	
diabetes,	 will	 continue	 to	 inflate	 healthcare	 costs	
and	drive	the	continued	expansion	of	healthcare	as	a	
“consumer	good”

Prevalence	 of	 preventable chronic diseases	
are	accelerating	globally	and	will	account	for	
60%	of	the	global	burden	of	diseases	by	2020

Price inflation
% increase 2014-15

Spa

7.3

1.8
0.7

2.2

6.0

Private 
Hospital

Forbes 400
Net Wealth

CLEWI US Inflation

Growth	of	Forbes	400	total	net	worth	ex-
ceeds	that	of	CLEWI	index	which	indicates	
increased	disposable	income	among	Forbes	
400	rich	list.

Health-focussed international travellers	now	
represent	40%	of	the	global	travel	industry

PILLAR TWO
Growth in demand for health & wellness 
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Medical Tourism & Private Healthcare Spend 
The	UK’s	reputation	as	a	centre	for	excellence	in	medical	
care	has	led	to	a	huge	influx	of	foreign	medical	clients	
seeking	specialist	treatment,	world-renowned	clinicians	
and	state	of	the	art	medical	infrastructure.

Key	 drivers	 for	 medical	 tourism	 towards	 the	 UK	 have	
been	our	activity	 in	medical	research,	our	adoption	of	
cutting-edge	equipment	and	a	breakdown	of	previously	
existing	 language	 barriers.	 One	 fifth	 of	 the	 revenue	
generated	by	London’s	non-NHS	hospitals	now	comes	
from	international	tourists	flying	in	to	the	UK	for	surgery.

And	 private	 sector	 healthcare	 expenditure	 has	
increased	dramatically	for	UK	residents	in	recent	years	
too.	 Orthopaedic	 procedures	 such	 as	 hip	 and	 knee	
replacement	 are	 now	 the	 most	 commonly	 performed	
procedures	in	private	hospitals.	

Future Forecasting
There	 is	no	doubt	that	health	and	wellness	 is	a	global	
megatrend.	 Evidence	 suggests	 that	 now	 is	 the	 time	
to	 invest	 in	 this	 market,	 as	 ageing	 populations	 and	
increasing	 rates	of	chronic	conditions	such	as	obesity	
and	 diabetes	 continue	 to	 inflate	 healthcare	 costs	
and	 drive	 the	 continued	 expansion	 of	 healthcare	 as	 a	
‘consumer	good’.

As	a	health	and	wellness	customer	we	are	driven	by	two	
things:	a	desire	for	the	realisation	of	our	fullest	potential	
-	 physically,	 psychologically,	 socially,	 spiritually	 and	
economically;	and	the	fulfilment	of	our	expectations	in	
the	workplace,	in	our	family	and	in	our	community.	

Demand	for	luxury	hotels,	especially	in	the	UK,	has	seen	
strong	growth.	Hotel	occupancy	rates	also	continue	to	
rise,	despite	an	annual	growth	rate	of	12%of	supply.

As	 individuals	 have	 more	 disposable	 income,	 so	 they	
are	willing	to	spend	more	on	their	leisure	activities,	and	
these	 increasing	 occupancy	 rates	 reflect	 this	 spend	
pattern.

In	 particular	 the	 five	 star	 hotel	 segment	 is	 booming.	
Luxury	hotels	outside	London	have	experienced	the	fifth	

consecutive	year	of	room	yield	increase	and	look	set	to	
continue	to	outperform	their	London	counterparts.

In	 restaurants,	 the	 number	 of	 Michelin	 starred	
establishments	 is	 on	 the	 rise	 in	 the	 UK,	 reflecting	
growing	demand	for	fine	dining	and	wines	too.

In	short,	our	clientele	are	very	happy	to	pay	for	true	
luxury.

United States: 

58%

[+7%]

Germany: 4.0%

[-9%]

France: 2%

[-1%]

UAE: 2%

[+16%]

India: 3%

[+12%]
Singapore: 2%

[+9%]

China: 9%

[+39%]

Japan: 2%

[+2%]

PILLAR THREE
Growth in demand for luxury leisure & hospitality

Demand for luxury hotels is on the increase

The definition of success has changed.
It is less about success in work.
And more about success in living.

Health and longevity has become everything.

United Kingdom: 10%

[+8%]

%	of	total	customer	interest*	
(as	measured	by	online	
search	volumes	across	
numerous	engines)	for	
luxury	hotels	originates	from	
country	[2013-14,	%-growth]
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Focus Groups Analysis

Validated Demand

82%	of	our	HNWI	survey	
respondents	showed	interested	to	
stay	overnight	Benham	Park	to	have	
their	full	body	MOT	carried	out

50%	of	our	HNWI	respondents	have	
used	a	full	body	MOT	service

55%	would	like	to	stay	at	BV	for	2	
days	for	their	health	MOT

80%	of	these	had	the	test	carried	
out	a	private	hospital;	the	remaining	
20%	had	it	done	in	a	private	clinic

“I	went	for	an	MOT	and	it	took	ages.	I	would	
have	preferred	it	all	under	one	roof!”

-Online	survey	respondent

“I	was	going	to	get	a	full	body	MOT	done	on	
Harley	Street	spanning	across	three	weeks	with	
appointments	in	a	few	clinics	–	I	didn’t	end	up	
going	as	it	was	going	to	take	up	too	much	of	
my	time.”	

-Online	survey	respondent

32%	would	be	interested	in	having	
a	yearly	one-week	long	stay	for	a	
body	MOT	programme	at	Benham	
Park

76%	expect	a	fine	dining	experience	
as	part	of		their	Benham	Park	stay

50%	would	consider	post-operative	
care	and		rehabilitation	programmes	
at	Benham	Park

43%	would	consider	enrolment	for	
lifelong	health	monitoring	after	
initial	full	body	MOT

Strong latent demand for Benham Park’s offering… … and full body MOTs are on the agenda of HNWIs.

Candesic have undertaken numerous interviews, focus groups discussions and have conducted detailed market 
research across a huge range of sources including, but not limited to:

NHS	England,	BDO	Tourism	Report,	Centre	for	Economics	and	Business	Research,	Forbes	Magazine,	HMRC	Survey	
of	Personal	Incomes,	National	Health	Statistics	Reports,	Spa	Finder	Trends	Report,	The	Wealth	Report,	Michelin	
Restaurant	Guide,	Visit	England	Tourism,	Bupa	Global	Market	Unit,	Roc	Private	Clinic,	Former	Board	Member	SHA	
Wellness	Clinic,	Former	CEO	Champneys,	various	Consultants	and	Representatives	of	private	hospitals	including	
Nuffield,	Spire,	BMI,	Aspen,	Circle	and	HCA,	Barclays	Global	Wealth	Survey,	Eurostat,	Global	Wellness	Institute,	
Google	Trends,	Office	for	National	Statistics,	Reuters,	World	City	Millionaire	Rankings.

The	void	in	the	market	provision	of	luxury	health	and	wellness	becomes	ever	greater	and	unprecedented	demand	
is	proven.

“I really do believe there is a market 
for this offering, especially one hour 
from London. There is nothing like 
this yet - the market is missing an 
overnight health hotel.”

Founder, London-Based Private Health 
Clinic

“My experience with health check ups 
has been quite negative. You often 
have to wait weeks or months and the 
facilities are very outdated.”

Focus Group Respondent

“I was made to wait at some clinics 
- finding an appointment time is not 
always easy and the best specialists 
are only there sporadically.”

Focus Group Respondent

‘Getting back to health is a number one 
priority for me…I could definitely see 
myself using a comprehensive post-
operative package.”

Focus Group Respondent

“My patients complain about the fact 
that they can’t get diagnostics in 
Harley Street and that I have to send 
them somewhere else.”

Harley Street Consultant

“There really is nowhere in the UK that 
offers this kind of service.  Most places 
have lost their health focus and have 
just gone down the spa route.”

Former CEO Champneys

“I was going to get a full body MOT 
done on Harley Street, but it spanned 
three weeks and meant multiple 
appointments in a few different 
clinics. I actually decided not to go 
ahead in the end as it was just going 
to take up too much of my time.”

Focus Group Respondent

“I would totally go to place like 
Benham Park. I have stayed in other 
places along the same lines in Europe, 
and I get a discount at Champneys via 
my health insurance, but to be honest 
I just don’t find Champneys high end 
enough.”

Focus Group Respondent

“Why I use luxury retreats depends 
on what’s happening in my life – 
sometimes I want to get away from the 
rat race; other times I have a TV shoot 
coming up and need to tone, or I might 
need a detox. I just can’t immerse 
myself in the process the same way at 
home.”

UK-Based TV Presenter
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The Medical Expertise/Capability

“Ultimately	it	is	important	that	the	doctors	based	at	Benham	
Park	are	used	to	working	with	private	clients.	Recruitment	
of	the	right	quality	clinic	staff	will	be	absolutely	key,	as	will	
the	most	wonderful	bedside	manner”.

Private	Consultant	-	Focus	Group	Response

At	 the	 core	 of	 the	 Benham	 Park	 offer	 is	 24/7	 in	 house	
availability	 of	 superb	 medical	 staff,	 including	 general	
practitioners,	nurses,	dieticians	and	psychiatrists.

Given	the	 level	of	exposure	that	these	 in-house	medical	
staff	members	will	have	to	Benham’s	Guests/Patients	the	
Benham	team	will	need	to	be	very	carefully	selected	and	
will	have	to	possess	a	proven	track	record	in	private	health	
and	patient	care.

Consultant	 and	 Specialist	 reputation	 is	 also	 key	 to	
attracting	 business	 and	 maximum	 patient	 volume	 to	
Benham	Park.

Given	 the	high	 level	 of	 specialisation	 required	 for	 some	
of	 the	 proposed	 offerings	 at	 Benham	 it	 is	 crucial	 that	

a	 strong	 network	 of	 UK-based	 high	 calibre	 speciality	
doctors	is	in	place.	This	network	will	be	made	up	of	best-
in-class	specialists	 from	surrounding	private	hospitals	 in	
Oxford,	London,	Bristol	etcetera.

“As	a	Consultant	Cardiologist	it	would	be	easy	for	me	to	
do	some	clinic	sessions	at	somewhere	like	Benham	Park.	I	
am	already	using	Skype	consultations	as	a	tool	as	people	
from	all	over	the	world	book	with	me	and	then	want	follow	
up	with	me.”

Cardiology	Consultant,	Focus	Group	Response

A	 global	 network	 of	 international	 experts	 in	 various	
medical	 specialities	 would	 also	 be	 required.	 Should	 a	
diagnosis	 require	 further	 attention,	 or	 in	 order	 to	 get	 a	
second	opinion,	medical	Guests/Patients	at	Benham	Park	
will	have	the	ability	to	video-consult	with	world-renowned	
specialists	all	over	the	globe.

Benham	 Park’s	 medical	 recruitment	 is	 nothing	 short	 of	
critical	-	establishing	medical	credibility	from	the	outset	
and	ultimately	driving	customer	throughout.

The Changing Health Ecosystem

Future

Treat and cure illness, immanent conditions

Corrective

Episodic

Clinical responsibility

Compartmentalised

Maintain, manage and improve health

Preventive

Holistic

Individual responsibility

Integrated into life

Reactive Medical	paradigm Wellness	paradigm Proactive

Poor	health Health	continuum State	of	well-being

Benham	Park	is	a	centre	of	excellence	for	proactive	care

Past

Stakeholder	opinions

The Integration of Technology into Benham Park

The	opportunitySelected	examples	of	technology	available

Patients	expect	to	use	digital	
health	services	in	the	future	
due	to	the	growing	potential		
technology	has	to	impact	
health	and	improve	care.

Fit-bit	Surge	is	an	activity tracker.	The	
Surge	has	a	heart-rate	monitor	and	GPS-
based	evaluation.

Personalised care: 

Every	customer	at	Benham	
Valance	will	be	given	the	
means	to	take	ownership		
of	their	health	&	fitness.

Pro-active care: 

Doctors	will	be	able	to	
monitor	their	patients’	
health	remotely	and	ensure	
a	pro-active	approach	to	
their	health.

Integrated care: 

Fully	integrated	platform	
combining	different	
technologies	and	big	data		
to	offer	a	seamless		service.

Medo-pad,	is	an	example	of	technology	
that	gives	doctors	access	to	medical	data	
at	the	touch	of	an	iPad,	allowing	data	to	
be	collected	all	in	one	safe	place.

Validic	is	a	cloud-based technology	
platform	that		can	connect	patient	
recorded	data	from	digital	health	
applications,	devices	and	wearables	to	
hospital	systems,	or	network	of	customers	
with	similar	conditions	for	peer	support.	

Doctors are	convinced	that	
wearable	health	devices	can	
help	patients	to	take	a	more	
proactive	role	in	their	health	
care.

Executives believe	that	
improved	access	to	medical	
information	through	technology	
“could	dramatically	improve	
health	outcomes.”

Symbiotic relation 

Medical	customers	who	get	test-and-diagnosed	
at	BV	can	be	referred	to	local	private	hospital	
collaborators,	therefore	acting	as	a	feeder	centre	
to	surrounding	private	hospitals

Benham	Park	can	offer	pre-and-post	operative	
packages	to	local	private	hospitals	as	a	way	of	
driving	customers.

A	collaboration	would	enable		Benham	Park	
customers	to	have	quick	and	coordinated	access	
to	hospitals	as	well	as	increasing	the	number	of	
patients	coming	for	post	operative	rehabilitation			

Referrals

Access	to	hospital	consumers

1

2

Benham Park Medical Proposition Potential Partners:  
Selected Private Hospitals

75%

85%

64%
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1. Lanserhof Tegernsee, Germany

Lanserhof’s	 medical	 approach	 is	 excellent.	 The	 clinic	
features	 a	 full	 analysis	 laboratory,	 ECG,	 capsule	
endoscopy	and	spiroergometry.
Rooms:	56
Price	per	night
Price	per	night:	£400

In	house	surgery:	No
Two	additional	centers	in	Germany	
In-house	MRI:	No					
LANS	Derma	therapy
Movement	therapy
Mental	training
Healthy	eating

International Competition

Competition Analysis

Clinique	La	Prairie	has	an	operating	theatre	on	site	and	
the	 Swiss	 insurance	 structure	 allows	 LAMAL	 insured	
patients	to	attend	its	outpatient	centre.		Rooms:	33
Price	per	night:	£885	-	£4,850
In	house	surgery:	Yes
In-house	MRI:	Yes		
Extensive	spa	facilities
Aesthetic	medicine	and	surgery
Specialised	medical	services
Radiology	and	medical	imaging
Weight	management
Anti-ageing	program
Menopause	center
Mental	wellness	center

2. Clinique La Prairie, SwitzerlandBenham	Park’s	potential	competition	was	identified	by	
means	of	bottom-up	and	top-down	analyses.	Service	
offerings	were	constructed	bottom	up	by	the	Candesic	
clinician	team.	International	hotels	which	focus	on	
health	offerings	were	used	to	benchmark	the	service	
offering	and	direct	medical	competition	such	as	London	
based	diagnostic	providers	were	predominately	used	to	
benchmark	prices.	

The	Mayo	Clinic	and	other	hospitals	were	disregarded	
for	a	number	of	reasons:

1.	Hospitality	offering:	Benham	Park’s	unique	selling	
point	will	be	the	merger	of	luxury	hospitality	and	state	

of	the	art	medical	assessment.	Hospital	chains,	such	as	
the	Mayo	clinic,	have	not	developed	such	a	proposition.

2.	Medical	offering:	the	offering	at	Benham	Park	will	be	
more	proactive	than	traditional	high	end	chains;	despite	
some	hospitals	offering	proactive	care	and	diagnosis	
service,	most	of	their	core	offering	lies	in	treatments	
after	the	event.

3. Scale: hospitals	are	large	and	have	a	high	throughput	
volume.		This	allows	them	to	accommodate	other	types	
of	procedures.	Benham	Park	is	bespoke	and	aimed	at	
keeping	well	people	well.

SHA’s	location	obviously	means	it	benefits	from	weather	
advantages	-	clients	actively	choose	SHA’s	location	for	
its	year	round	mild	climate.
Rooms:	93
Price	per	night:	£264	-	£473
In	house	surgery:	No
In-house	MRI:	No						
Genetic/anti-ageing	medicine
Healthy	eating
Re-education	of	habits
Fitness	&	Yoga
Energy	health	unit
Traditional	Chinese	medicine
Capillary	unit

3. SHA Wellness Clinic, Spain
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Champneys,	Hertfordshire

Champneys	 is	 a	 mainstream	 spa	 destination	 with	
package	holidays/breaks	as	its	key	offer
Rooms:	91
Drive	time	from	London:	66	min
In	house	surgery:	No
In	house	MRI:	No		
Alternative	spa	therapies
Detox	&	weight	loss
Sport	performance
Health	screening
External	GP:	DoctorNow
External	IVF:	ARGC
Rooms	start	at	£164	per	night

Grayshott	Health	Spa,	Surrey

Grayshott	is	not	marketed	as	a	hotel	but	as	a	spa,	health	
and	recuperation	destination
Rooms:	59
Drive	time	from	London:	78	min
In	house	surgery:	No		
In	house	MRI:	No
Therapies			are	focused	on	digestive	health
Alternative	spa	therapies
Detox	&	weight	loss
Recuperation	programs
Rooms	start	at	£279	per	night

UK Competition 

• Healthspas

There are only two self pronounced ‘health hotels’ here in the UK – Champneys Tring and Grayshott Health Spa - 
yet neither of them have a holistic health and wellness offering, and they are both considerably less luxurious than 
Benham Park.

In	Central	London,	Grace	Belgravia	is	an	outstanding	example	of	an	integrated	and	holistic	well-being	proposition	
–	effortlessly	combining	spa	and	medical	services	under	one	roof.	But	crucially	without	accommodation.

International	players	have	been	used	here	to	benchmark	competition	for	the	medical	offering	at	Benham	Park,	but	
of	course	they	cannot	be	seen	as	direct	competitors	given	the	pronounced	regionality	of	the	industry.	Their	focus	
on	medicalised	treatments	also	varies	significantly	and	the	reasons	for	this	variation	in	treatment	can	range	from	
international	corporate	strategy	to	the	local	practices	of	private	health	insurers.

The Bulgari, London

Since	 opening	 in	 2012	 this	 central	 London	 hotel’s	 focus	
has	been	elegant	contemporary	architecture	and	Bulgari’s	
flair	for	design.	Many	of	the	hotel’s	rooms	overlook	Hyde	
Park	 and	 The	 Bulgari’s	 unique	 selling	 points	 include	 a	
full	gymnasium	and	physical	training	centre	with	on-site	
personal	training	team,	11	treatment	rooms,	a	private	spa	
suite,	 a	 25	 metre	 pool,	 47	 seat	 cinema,	 cigar	 shop	 and	
sampling	lounge,	and	a	superb	event	ballroom.	
Rooms	start	at	£640	per	night

Chewton Glen, Hampshire

We	see	Chewton	Glen	as	the	most	direct	competition	for	
Benham	Park’s	spa	offer.	This	multi	award-winning	Relais	
&	Chateaux	hotel	is	two	hours	drive	from	London	and	70	
minutes	from	Benham	Park.	Chewton	Glen’s	multi-award	
winning	 spa	 facilities	 include	 a	 17m	 pool,	 hydrotherapy	
spa,	outdoor	whirlpool,	steam	rooms,	12	treatment	rooms,	
a	gym	and	dance	studio,	and	a	pool	bar	and	lounge	with	
specially	 designed	 alkaline	 menu.	 Chewton’s	 unique	
Treehouse	offer	has	also	been	a	huge	business	driver	for	
the	hotel.
Rooms	start	at	£325	per	night

Cliveden, Berkshire

One	of	the	original	country	estate	hotels	Cliveden	is	set	in	
376	acres	and	has	39	rooms	and	suites.	Formal	gardens	
are	extensive	and	the	hotel	has	well	regarded	indoor	and	
outdoor	 spa	 facilities.	 Heritage	 is	 a	 key	 marketing	 tool	
at	Cliveden	and,	combined	with	 individual	touches	such	
as	 hot	 tubs	 in	 guestroom’s	 private	 gardens,	 and	 being	
located	 a	 short	 40	 minute	 drive	 from	 Central	 London,	
Cliveden	is	a	top	end	competitor	for	Benham’s	hotel	offer.
Rooms	prices	start	at	£475	per	night

Corinthia, London

Situated	in	the	very	heart	of	London,	the	250	room	Corinthia	
Hotel	London	focuses	on	opulence.	A	curated	modern	art	
collection,	palatial	public	rooms,	a	Daniel	Galvin	hair	salon	
and	 a	 pop	 up	 Harrods	 are	 all	 combined	 with	 an	 award	
winning	four-floor	ESPA	spa	offering	17	treatment	rooms,	
a	private	spa	suite,	vitality	pool,	amphitheatre	sauna,	ice	
fountain,	marble	heated	loungers	and	private	sleep	pods.
Rooms	start	at	£426	per	night

• Hotels 
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Coworth Park, Surrey

Coworth	is	a	stunningly	stylish	hotel	with	unique	touches	
that	its	loyal	guests	love.	The	56	room	hotel	is	set	in	240	
acres	of	polo	playing	countryside	and	Coworth	is	unique	
in	being	the	only	UK	hotel	that	has	its	own	polo	field.

The	architecturally	outstanding	and	award	winning	hotel	
spa	is	extremely	well	regarded	and	is	located	in	a	separate	
building	accessible	by	branded	golf	buggy.
Room	prices	start	at	£275	per	night

Luton Hoo, Hertfordshire

Luton	Hoo	is	a	large	luxury	224	room	country	house	hotel	
set	 in	 an	 enormous	 1000	 acre	 estate.	 The	 hotel’s	 own	
golf	course	very	much	drives	the	offer	here,	with	a	large	
amount	 of	 business	 driven	 by	 golf	 weekends	 and	 golf	
membership,	and	more	again	by	weddings	and	events.	The	
spa	is	well	regarded	but	is	an	800m	walk	from	the	main	
hotel	building	and	spa	customers	are	often	disenchanted	
by	aviation	noise	caused	by	proximity	to	Luton	airport.
Room	prices	start	at	£290	per	night

Le Manoir aux Quat’Saisons, Oxfordshire

Created	by	Raymond	Blanc	OBE,	The	Belmond	Group’s	
Le	 Manoir	 is	 renowned	 for	 offering	 one	 of	 Britain’s	
finest	gastronomic	experiences.	Situated	 in	 the	heart	of	
Oxfordshire	it	has	no	spa	but	is	one	of	the	country’s	most	
stunning	manor	house	hotels	and	has	32	guest	rooms	and	
suites.	The	hotel	received	two	Michelin	stars	in	1984,	the	
first	year	of	its	opening	and	has	held	them	ever	since.	
Room	prices	start	at	£550	per	night

The Vineyard, Berkshire

The	most	 local	competitor	 for	Benham	Park	 (just	a	five	
minute	drive	away)	is	The	Vineyard	in	Stockcross.	Primarily	
a	wine	hotel,	The	Vineyard’s	offer	 is	based	around	food	
rather	than	spa	and	health.	The	hotel	has	a	spa,	but	it	is	
somewhat	dated,	and	infrastructure	 lacks	contemporary	
luxury	and	modern	elegance.	As	a	Member	of	the	Relais	&	
Chateaux	Group	The	Vineyard	won	an	award	for	Best	UK	
Hotel	Winelist	in	2015.
Room	prices	start	at	£250	per	night

Cliveden Luton Hoo Coworth
Park

Belmond Le 
Manoir

Alexander 
House

Chewton 
Glen

The 
Vineyard

Danesfield
House

The Grove Stoke Park Tylney Hall Rowhill
Grange

Average smaller:
£282

Average largest:
£735

1585

575

245 273

475

228
310 259 250

160 167 228 220

920
815

810

760
753

607
550

540 528
518

140

Smallest room: 32m2 ; 17.9 £/m2

Largest room: 65m2 ; 24.4 £/m2  

Benham Park’s base case room 
rate would place it right next to 

Cliveden; smallest room cost 
£540/night, largest room coast 

£1,380/night

Smallest room: 30m2 ; 7.6 £/m2

Largest room: 135m2 ; 7.2 £/m2  
Smallest room: 34m2 ; 4.9 £/m2

Largest room: 70m2 ; 7.5 £/m2  

Number low as these hotels 
typically fall under ‘G Guest 

Accommodation’ rating

Smallest room: 36m2 ; 6.8 £/m2

Largest room: 135m2 ; 6.8 £/m2  

137 117

916

354

1261

500968

5* Hotels 4* Hotels 3* Hotels 2* Hotels 1 * Hotels

159

1270

2229

617
617

1322

Local competitors price comparison



BENHAM PARK
53

BENHAM PARK
52

Revenue Projections

INCOME
•	 Rooms	84
•	 Occupancy	rate	70%	
•	 Guests	5,200
•	 Nights	sold	18,300
•	 Medical	health	check	up	spend	per	day/night	£2,645	
•	 RevPAR	£569
•	 Revenue	£34.8	million

EXPENDITURE
•	 Direct	costs	£6.1	million	
•	 Operating	expenses	£6.5	million	
•	 Management	incentives	£0.8	million

EBITDAR
•	 £21.3	million

CAPITAL	COSTS
•	 Property	acquisition	£40	million
•	 Construction	costs	£63	million
•	 Soft	fit	out	£10	million
•	 Working	capital	£2	million		

TOTAL	INVESTMENT
•	 £115	million

A	sensitivity	analysis	shows	that:
•	 The	 highest	 marginal	 EBITDA	 is	 obtained	 by	

increasing	room	occupancy	rather	than	room	price.
•	 Medical	 packages	 are	 much	 more	 profitable	 than	

Spa,	holiday	and	holistic	makeover	packages	so	the	
degree	of	medicalisation	(projected	to	be	70%)	has	
a	large	impact	on	EBITDA.

•	 Whilst	 the	 total	 projected	 capital	 cost	 is	 £113.5	
million,	the	current	owners	are	prepared	to	consider	
stage	 payments	 for	 the	 property	 as	 well	 as	 joint-
venture	scenarios	whereby	this	figure	can	be	limited	
to	£100	million.

The financial projections for Benham Park are very encouraging.

Below	 are	 summary	 figures	 obtained	 from	 the	 detailed	 P&L	 projections	 produced	 by	 Candesic,	 using	 known	
benchmarking,	market	evidence	and	interviews.	These	projections	are	intended	to	be	conservative.

Focus of 
stay

Medical 2 50%

Medical

Medical

Spa

Spa

Spa

6

20

2

6

13

10%

15%

10%

15%

5%

Name of customer 
segment

Health	screening	corporate

Weekend	retreaters

Holiday	seekers

Small	procedure	under-goers

Holistic	makeovers

Full	rehabilitation	seekers

Length of 
stay

% of 
customers

Year 3Year 2Year 1

35% 55% 75%

65% 85% 100%

Occupancy

Medical

Ramp up Night stays

F&B Snacking and bar

Spa

Medial

Fixed cost

Customer mix:

Night stays

Restaurant F&B

•	 Assuming	a	hotel	stay	ramp	up	progression	
over	the	first	3	years,	industry	benchmark:	
1.75

•	 Medical	services	ramp	up	at	a	slower	
					rate	given

•	 Price	range	£650-	£750	per	night,	depend-
ing	on	day	of	the	week	

•	 Direct	room	cost:	13.5%	of	revenue	

•	 Values	assigned	to	the	difference	customer	
segments,	split	between	food	and	beverage	
spend

•	 Range	daily	spent	on	F&B:	Snacking	(£16-	
£20);	Bar	(£24-	£	30)

•	 Direct	F&B	cost:	61%	of	F&B	revenue	

•	 Prices:	taken	from	benchmarks
•	 15%	of	procedure	cost	allocated	to	direct	

consumable	cost
•	 Semi-fixed	such	as	staff	were	computed	

bottom	up

•	 Prices:	taken	from	benchmarks	or	
constructed	bottom	up	through	a	cost+	
mark-up	approach

•	 Cost:	bottom	up	construction

•	 Medical	and	spa	Staff:	bottom	up
•	 Marketing	and	sales:	4.4%	of	hotel	revenue*
•	 Maintenance:	2.9%	of	hotel	revenue*
•	 Utilities:	5.3%	of	hotel	revenue*
•	 Admin	and	general	expenses:	7.7%	of	hotel	

revenue*
•	 Insurance:	0.7%	of	hotel	revenue*
•	 Management	fee:	5%	base	(on	revenue)	2%	

on	profit	(incentive	fees)

•	 Different	segments	have	different	consump-
tions	patterns	attached	to	them	for	F&B,	spa	
services,	and	medical	services

•	 Further	51	sub	segment	exist

•	 84	available	keys;	rooms	can	be	arrange	as	
standard	rooms	and	suites

•	 Model	assume	60	standard	and	12	suits	
(composed	2	standards)

•	 Computed	by	#	of	covers	per	sitting:	rest.1	
(120	p.d.)	rest.	2	(100	p.d.)

•	 Utilisation	varying	between	type	of	rest.,	
lunch	or	dinner,	and	year

•	 Range	from	50%-70%

Pricing and costing assumptionsModel volume assumptions
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7.26

YEAR	1

7.2

14.9

25.6

Revenue and EBITDAR Projections
Revenue, £million

Departmental Direct Cost 
£thousands

34.8 34.8 34.8

1.03

14.7 21.3 21.3 21.3EBITDA

YEAR	2 YEAR	3 YEAR	4 YEAR	5

Night	Stays

Night	Stays

F&B

F&B

Medical

Medical

SPA

R
e
v
e
n

u
e

SPA

Total

Total

11.41
14.52 14.52 14.52

1.69 1.69 1.69

15.82 15.82 15.82

2.78 2.78 2.78

1.38

10.59

2.18

5.18

1.39

1623

YEAR	1

3469

4822

6082 6082 6082

YEAR	2 YEAR	3 YEAR	4 YEAR	5

1623 1623 1623 1623

629 840 1030 1030 1030

1008

2032

3012 3012 3012

208

327

417 417 417
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Key Performance Indicators

Occupancy	rate	

ReVPAR*

Number	of 	n ights 	so ld

Number	of 	 rooms	sold	&	number	of 	guests	 	

Year 	 1

Year 	 1

Year 	 1

Year 	 1

Year 	2

Year 	2

Year 	2

Year 	2

Year 	3

Year 	3

Year 	3

Year 	3

70%

£569

18 ,346

4,286 4,286 4,286

3,429 3,429 3,429

3,368

2,694

2,143
1,715

55%

£417

14 ,414

35%

£265

9,173

Year 	4

Year 	4

Year 	4

Year 	4

70%

£569

18 ,346

Year 	5

Year 	5

Year 	5

Year 	5

70%

£569

18 ,346

rooms	sold

number	of 	guests

93 1189393118 118

93 87

YEAR	1

3935

743

349

56

419

93

233

605

1442 1442 1442 1442k 1442

1187 1187 1187

456 456 456

822	 822	 822	

685 685 685

1740 1740 1740

936

360

648

540

1278

5375

6525 6525 6525 Total

Management	fees

Insurance
MRI	running	expenses

Sale	and	marketing

Utilities

Repair	and	mainte-
nance

Medical	and	SPA	staff

Admin	and	general	

YEAR	2 YEAR	3 YEAR	4 YEAR	5

Undistributed Operating Expenses
£thousands
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The	 current	 design	 stage	 of	 Benham	 Park	 reflects	
an	 extraordinary	 time	 commitment	 from	 a	 range	 of	
professionals	 involved	 along	 the	 way.	 ATP	 Architects	
have	been	working	on	the	project	for	around	5	years	and	
over	that	time	have	developed	an	excellent	and	trusting	
relationship	 with	 the	 local	 planning	 authority;	 this	 has	
been	 instrumental	 in	 arriving	 at	 planning	 solutions	 that	
both	 represent	 the	 best	 outcome	 for	 Benham	 Park	 but	
also	allow	for	the	necessary	flexibility	required	to	construct	
a	 facility	 like	 the	 Benham	 Park	 Wellness	 Centre.	 Their	
involvement	has	also	helped	in	insuring	that	all	planning	
conditions	have	been	discharged	and	the	local	authority	
have	agreed	 that	 the	development	has	commenced	 for	
planning	law	purposes.	
	
Also	involved	in	the	design	process	have	been:-

•	 DLA	 FreemanWhite	 -	 	 a	 specialised	 design	 and	
consulting	practice	that	brings	innovative	data	driven	
facilities	 solutions	 to	 the	 healthcare	 industry.	 They	
are	an	 inclusive	healthcare	design	firm	of	architects,	
strategic	 and	 market	 analysts,	 clinicians,	 operational	
consultants	and	medical	equipment	planners.

•	 Candesic	 –	 described	 previously	 in	 this	 document,	
the	 leading	 healthcare	 management	 consultancy	 in	
Europe.	 Staffed	 by	 medical	 professionals,	 they	 have	
also	inputted	to	the	design	solutions	at	Benham	Park.

•	 John	 Martin	 Robinson	 FSA	 is	 an	 historian	 and	
acclaimed	 author	 of	 over	 twenty	 	 books,	 including	
studies	of	 the	Wyatts	and	the	architecture	of	 recent		
country	 houses.	 He	 worked	 for	 the	 Greater	 London	
Council	Historic		Buildings	Division	from	1974	to	1986.	
He	 is	 Vice-Chairman	 of	 the	 	 Georgian	 Group,	 and	 a	
partner	in	Historic	Buildings	Consultants,	founded		to	
assist	private	property	owners	and	developers	get	the	
most	out	of		their	architectural	heritage	and	involved	
in	a	wide	range	of	prestigious		restoration	projects.

•	 Wellness	Operator	–	to	market	test	the	planning	and	
design,	we		have	liaised	with	one	of	the	leading	operators	
in	the	field	of	Wellness.	They	have	contributed	to	these	
designs	and	plans.”

Design and drawings Basement Floor Plan
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Mezzanine Floor PlanGround Floor Plan
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First Floor Plan Second Floor Plan
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Floor Schedules

Shared Facility

Guest Accommodation

Guest Accommodation

Pot	Wash 1

Cold	Stores 1

Hall 1

Reception	Entrance	
Hall

1

Gallery	+	Principle	
Stair

2

n/a

n/a

Gallery	+	Principle	
Stair

2

-

Orangery 1

-

Study 1 n/a -

Kitchen 1 Dining	Hall 1 n/a Lift 2 Lift 2

- - n/a Guest	Suite 3 Guest	Suite 4

n/a Cottages 6 n/a As	ground	floor -

Total	 7

-

Lift 2 Lift	 2 n/a - -

Change	/	WC 2 Bar 1 n/a - -

Staff 1 Reception	Room 1 n/a - -

Staff	Entrance 1 - n/a - -

Lockers 1 - n/a - -

WCs 4 - n/a - -

Anti	Room 1 - n/a - -

Media	Room 1 - n/a - -

The	Vault	(Admin) 1 - n/a - -

Wine	Cellar 1 - n/a - -

Basement Ground Floor
Mezzanine 

Floor
First Floor Second Floor Basement Ground Floor

Mezzanine 
Floor

First Floor Second Floor Basement Ground Floor
Mezzanine 

Floor
First Floor Second Floor

Mansion 
House

Ancillary 
Wing

Sports 
Rehabilitation 

Unit
NB.	this	part	

of	scheme	has	
not	changed	
from	the	ex-

tent	consents	
12/02208/
COMIND	&	
12/02209/

LBC

Accommodation	Schedule;	Application	16/01633/COMIND	and	Listed	Building	Consent	Application	16/01625/LBC Accommodation	Schedule;	Application	16/01633/COMIND	and	Listed	Building	Consent	Application	16/01625/LBC

Shared Facility

n/a

n/a 2nd	Kitchen 1 Staff 2 Car	Lift 1 Lift	/	Stair 4

n/a Hall	/	Circulation 1 Car	Lift 1 Back	of	House 2 -

Back	or	House 1 Lift	/	Stair 6 Lift	/	Stair 5

n/a Brasserie 1 Duty	Manager 1 Garaging 1 Back	of	House 3

-

n/a WC 1 Back	of	House 1 - -

n/a Plant 1 - - -

n/a Office 4 - - -

n/a Reception 1 - - -

n/a Lifts	/	Stair 6 - - -

n/a Garaging 1 - - -

n/a Car	Lift 1 - - -

n/a Medical	Staff 1 - - -

n/a Laundry 1 - - -

n/a Security 1 - - -

Rehabilitation Unit

n/a

n/a

n/a

-

-

Recep	Office 1

Physio	Activity 4

-

-

-

-

-
Client	Duel	Access	

Chng
4 -

n/a UVL	Treatment 1 Reception 1 - -

-

n/a - Wax	Treatment 1 - -

Shared Facility

Treatment

Gymnasium Facilities

n/a Staff	Facilities 1 n/a Kitchens 4 Student	Living	Area 1

n/a Therapy 1 n/a - -

n/a Athletics	Track 1 n/a Gymnasium 2 -

n/a WC 4 n/a WC 6 -

n/a Data 1 n/a - -

n/a Store 1 n/a Dining	Room 1 Staff	Accomod. 7

n/a Physio 3 n/a - -

n/a Weights	Room 1 n/a Mat	Space 1 -

n/a Office 2 n/a Living	Room 5 -

n/a Massage 4 n/a - -

n/a Living	Room 3 n/a - -

n/a Laboratory 2 n/a - -

n/a Kitchen 3 n/a - -

n/a Manager’s	House 1 n/a As	ground	floor -

Guest Accommodation

n/a - Guest	Suite	 7 Guest	Suite 15 Guest	Suite 13

Total	 35

Basement Ground Floor
Mezzanine 

Floor
First Floor Second Floor

Ancillary 
Wing

Accommodation	Schedule;	Application	16/01633/COMIND	and	Listed	Building	Consent	Application	16/01625/LBC

Hydrotherapy Unit

n/a

n/a

n/a

Equip	Store 1

Client	Duel	Access	
Changing

4

-

-

-

-

-

-

Linen	Store 1 - -

n/a
Pool	Treatment	

Plant
1 - - -

-

n/a Staff	Changing 2 - - -

Clinical 1

Clinical 1

n/a Store 3 - - -

n/a - Relaxation	Room 1 Treatment	Dry 3 -

n/a Anti 1 - - -

n/a - Hydrotherapy 1 - -

n/a
Consult	/	

Examination
10 - - -

n/a - Pool 1 Yoga 1 -

n/a Nr.	Patient	Test 2 - - -

n/a -
Changing	

facilities	+	Saunas
3 - -

n/a Clinical	Dental 2 - - -

n/a - Treatment	Wet 4 - -

n/a Clinical	/	Anti 2 - - -

n/a Small	Procedure 1 - - -

n/a - Cafe 1 - -

n/a Hydro	Pool	 1 - - -

n/a Ophthalmic 2 - - -

n/a - Shop 1 - -

n/a - Reception 1 - -

n/a
Wet	Side	

Circulation
1 - - -

n/a MRI 1 - - -

n/a
Dry	Side	

Circulation
1 - - -

n/a Clean	Utility 1 - - -

n/a Dirty	Utility 1 - - -

n/a
Physic	Equipment	

Store
1 - - -

n/a Switch	Room 1 - - -

n/a Dispensary	Store 1 - - -

n/a Cleaner	Cpd 1 - - -

n/a Staff	Facilities 1 - - -
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Turning Vision into Reality

Detailed	 planning	 consent	 was	 obtained	 on	 3rd	
September	2012	for	the	reinstatement	and	restoration	
of	 Benham	 Park	 as	 a	 private	 country	 house.	 This	
agreed	 planning	 consent	 was	 for	 the	 creation	 of	 a	
single	 occupancy	 dwelling	 with	 extensive	 ancillary	
accommodation	 including	staff	accommodation	and	
outbuildings.

This	planning	permission	has	since	been	supplemented	
by	another	consent,	which	allows	for	the	construction	
of	the	Benham	Park	Wellness	Centre	&	Spa.		

Planning	and	Listed	Building	Consents,	together	with	
the	 relevant	 discharge	 of	 the	 pre-commencement	
conditions,	 have	 been	 granted	 by	 West	 Berkshire	
District	Council	and	the	development	has	‘commenced’	
under	12/02208/COMIND	and	12/02209/LBC.

“Restoration	and	conversion	of	Benham	Valence	from	
B1	office	accommodation	to	a	Medical	Park	consisting	
of	the	demolition	of	late	20th	Century	office	buildings,	

restoration	 of	 Mansion	 House,	 provision	 of	 new	
ancillary	bedroom	suites,	therapy	facilities	and	sports	
rehabilitation	unit	with	associated	landscaping.”

Delivery Options

Being	 a	 relatively	 large	 and	 complex	 project,	 the	
vendors,	Benham	Valence	LLP,	recognise	that	a	buyer	
may	 have	 concerns	 about	 method	 of	 delivery	 of	
Benham	Park.

Three	 options	 are	 therefore	 being	 offered	 to	 any	
potential	purchasers/investors/partners	-	‘The	Client’

1. DIY
Some	clients	will	have	sufficient	experience	to	take	on	
the	 project	 themselves	 and/or	 have	 their	 own	 team	
of	 advisors	 in	 place.	 Nevertheless,	 WebsterHart	 are	
offered	as	part	of	a	solution	should	the	buyer	require	
their	services.

2. Project Management
Should	 the	 clients	 not	 be	 in	 a	 position	 to	 take	 on	
the	 Benham	 Park	 project	 themselves,	 the	 current	
owners	have	identified	WebsterHart,	specialists	in	the	
procurement	of	very	high-end	residential	projects,	as	
having	 the	 right	 credentials	 to	 manage	 delivery	 on	
behalf	of	the	client.	

3. Design & Build
This	 option	 passes	 entire	 responsibility	 of	 delivery	
from	 the	 client	 to	 Benham	 Park	 LLP,	 thus	 ensuring	
delivery	of	agreed	package	at	a	fixed	price,	to	a	pre-
identified	schedule,	whilst	still	retaining	control	of	the	
end	product.

In	 order	 to	 accurately	 assess	 the	 costs	 involved	
in	 all	 three	 of	 these	 delivery	 options	 the	 leading	
international	Quantity	Surveyor	Gardiner	&	Theobold	
has	 been	 commissioned	 to	 fully	 appraise	 building	
costs.	 	Gardiner	&	Theobold	 cost	plans	 are	outlined	
later	in	this	section.	A	copy	of	Gardiner	&	Theobold’s	
executive	summary	is	shown	below.	

Deliverability
Scope of Works

•	 Ensuring	the	existing	building’s	grandeur	is	retained	
and	enhanced.

•	 Provision	 of	 clear	 distinction	 between	 customer	
and	staff	areas.	

•	 Ongoing	renovation	and	restoration	throughout	the	
building	programme.

•	 Approval	by	English	Heritage	at	all	 times,	with	all	
works	 undertaken	 complying	 with	 methods	 and	
materials	appropriate	to	the	period.

•	 Any	new	works	must	be	sympathetic	to	the	original	
building,	 but	 do	 not	 necessarily	 need	 to	 replicate	
its	style.	

•	 A	clear	and	impressive	scheme	for	arrival	to	Benham	
Park	is	essential.	

•	 Interiors	must	comply	with	statutory	requirements	
as	well	as	meeting	the	expectation	of	the	buyer.

•	 Incorporation	 of	 the	 latest	 lighting,	 electrical,	
data,	 audio-visual,	 telecommunication,	 CCTV	 and	
wireless	structures.	

•	 Discrete	integrated	security	with	external	perimeter	
sensors	 and	 CCTV	 providing	 immediate	 response	
to	the	security	room.

•	 Fire	 management	 and	 detection	 via	 an	 aspirated	
system,	lockdown	areas	and	vapour	systems.

•	 Heating,	cooling	and	tempered	fresh	air	throughout	
with	zoned	areas	and	local	control.

•	 Fully	pressurised	pumped	 ring	main	hot	and	cold	
water	 system	 with	 specified	 water	 treatment	
systems.

•	 Mechanical,	 electrical	 and	 individual	 plant	 items	
monitored	and	controlled	via	a	Building	Management	
System	 with	 external	 web	 facilities	 for	 building,	
security	and	CCTV	monitoring.

•	 Expansion	 of	 existing	 garden	 design	 to	 provide	
exceptional	 interest	 and	 interpretation	 of	 the	
existing	 landscape	 and	 to	 include	 mature	 trees,	
external	lighting,	ponds	and	utility	infrastructure.	

•	 Tennis	court,	pavilion	and	outdoor	activity	areas	to	
be	integrated	into	the	landscape.

•	 Perimeter	fencing,	walls	and	entrances	fully	reviewed	
and	 upgraded	 with	 possible	 sound	 deadening	
as	 well	 as	 sophisticated	 movement-monitoring	
security	system.

•	

•	 Non-obtrusive	 car	 parking	 either	 underground	 or	
at	reduced	level	with	wash	down	and	maintenance	
facility

Outline Schedule of Works

Mansion House
•	 All	 existing	 finishes,	 fittings	 and	 services	 stripped	

out.
•	 Existing	 lower	ground	floor	slab	to	be	broken	out	

and	replaced.
•	 New	drainage	installed.
•	 Underpinning	 to	 existing	 external	 walls	 following	

removal	of	slab.
•	 Repairs	to	the	existing	structure,	floors,	walls,	roof	

etc.
•	 Strengthening	and	 levelling	of	floors	and	acoustic	

separation	between	floors	to	limit	noise	transfer.
•	 Re-alteration	of	internal	walls	for	new	layout.
•	 Specialist	stonework	repairs	to	the	external	façades,	

cornices	and	features.
•	 New	rooflights.
•	 Overhaul	 of	 external	 windows	 and	 stripping	 back	

of	shutters.
•	 Installation	of	new	timber	staircase	from	basement	

to	second	floor.
•	 New	 mechanical	 and	 electrical	 installations	

throughout.	
•	 New	 floors,	 walls	 and	 ceilings	 finished	 to	 a	 high	

standard.
•	 Installation	of	a	new	commercial	kitchen	including	

all	fittings,	worktops	and	appliances.
•	 New	joinery	for	wine	room,	media	room,	reception	

rooms,	dining	hall,	study,	bar,	sitting	area,	dressing	
rooms	and	bedrooms.	

South Court
•	 Significant	 excavation	 and	 disposal	 of	 material	 to	

suit	new	levels.
•	 Steel	frame	with	precast	concrete	floor	planks.
•	 External	 walls	 with	 a	 mixture	 of	 ashlar	 and	 lime	

wash	render
•	 Stone	surrounds	to	windows	and	doors.
•	 New	lead	and	slate	roof	with	glazed	lanterns.		
•	 New	 mechanical	 and	 electrical	 installations	

throughout.	



BENHAM PARK
69

BENHAM PARK
68

•	 Four	new	passenger	lifts	serving	four	floors.
•	 New	 floor,	 wall	 and	 ceiling	 finished	 to	 a	 high	

standard.
•	 Swimming	 pool	 configured	 for	 exercise	 and	 free	

form	with	swim	jet	and	other	features.
•	 New	joinery	to	all	necessary	areas.

North Court (Optional)
•	 Significant	 excavation	 and	 disposal	 of	 material	 to	

form	new	basement	and	levels.
•	 Steel	frame	with	precast	concrete	floor	planks.
•	 External	 walls	 with	 a	 mixture	 of	 ashlar	 and	 lime	

wash	render.
•	 Stone	surrounds	to	windows	and	doors.
•	 New	lead	and	slate	roof	finishes	and	glazed	lanterns.		
•	 New	 mechanical	 and	 electrical	 installations	

throughout.
•	 One	new	passenger	 lift	serving	four	floors	as	well	

as	one	car	lift.
•	 New	 floors,	 walls	 and	 ceilings	 finished	 to	 a	 high	

standard.
•	 New	joinery	to	all	necessary	areas.

Energy Centre
•	 Biomass	boiler.
•	 Chiller	farm.
•	 500kw	back	up	boiler.
•	 All	drainage,	mechanical	and	electrical	installations	

required.

External Areas
•	 Front	landscaping	and	drive	alternatives.
•	 BBQ	 and	 outdoor	 entertaining	 area	 with	 cooking	

facilities,	pizza	ovens,	bar.	
•	 Walled	 kitchen	 garden	 with	 greenhouses,	 cold	

frames,	fruit	trees	and	vegetable	beds.	
•	 Formal	gardens	as	extension	to	the	Italian	garden.		
•	 New	hard	landscaping	to	all	new	areas.
•	 Helicopter	pad.
•	 Two	tennis	courts.	
•	 Six	staff	cottages.
Mansion Facilities
•	 Climate-controlled	wine	cellar.
•	 Cinema	with	seating	for	20+.
•	 Three	lifts	servicing	all	floors.

•	 All	 bedrooms	 with	 seating,	 views	 and	 access	 to	
balconies.

•	 All	 bedrooms	 with	 two	 bathrooms,	 each	 with	
whirlpool	 baths,	 combined	 steam	 showers,	 basin,	
lavatory	and	bidet.

•	 All	 bedrooms	 with	 two	 dressing	 rooms	 enabling	
valet	arrangements	and	clothes	storage.

•	 Private	access	to	all	bedrooms	required	for	valets.
•	 All	bedrooms	with	sitting	room/breakfast	room.
•	 Kitchenette	facilities	close	to	all	bedrooms	for	use	

by	staff	or	clients.	
•	 Security/valet	stations	on	all	floors.
•	 Cigar	Room	with	8	covers.

Spa and Wellness Facilities

Phase One
•	 Indoor	pool	(5m	x	13m)
•	 Hydrotherapy	pool
•	 Finnish	sauna
•	 Hammam
•	 Relaxation	room
•	 Meditation	pod
•	 Seven	spa	treatment	rooms
•	 Gymnasium
•	 Exercise	studio

Phase Two
•	 A	 modern	 operating	 theatre	 for	 minor	 aesthetic	

procedures.

Phase Three
•	 More	comprehensive	operating	theatre.

Hotel Facilities
•	 60	covers	fine	dining
•	 50	covers	brasserie
•	 60	covers	Library	Bar
•	 20	covers	spa	cafe

Ancillary Facilities
•	 Covered	 client	 parking	 with	 washing	 down	 and	

maintenance	area.

•	 Parking	for	ten	staff	cars.
•	 Additional	parking	at	the	optional	North	Court	area	

for	17	more	cars.
•	 Security	area	for	monitoring	and	equipment.
•	 Communication	area.
•	 Safe	room.
•	 Gun	room.
•	 Estate	office.
•	 Doctor’s	rooms.
•	 Valet	area.
•	 General	laundry.
•	 Staff	kitchen.
•	 Cold	rooms	for	provisions.
•	 Plant	 rooms	 for	 all	 mechanical,	 ventilation,	 audio,	

telecom,	chiller	and	hot	water	facilities.
•	 Housekeeper	 and	 butler’s	 facilities	 with	 two	

bedrooms,	kitchen,	living	room,	bathroom.	
•	 Storage.

WebsterHart – Family Office Property Consulting
Jonathan	 Webster	 and	 Chris	 Hart’s	 vision	 for	
WebsterHart	 is	to	provide	completely	comprehensive	
property	 portfolio	 management	 services	 for	 HNW	
individuals.	 WebsterHart’s	 USP	 is	 approaching	 every	
possible	aspect	of	the	property	ownership	cycle	from	
their	 client’s	 perspective.	 The	 company’s	 rationale	 is	
simple.	 Clients	 require	 a	 proven	 and	 understandable	
way	of	delivering	their	residential	projects	that	manages	
financial	 risk	 and	 yet	 allows	 them	 to	 be	 in	 complete	
control.	 WebsterHart’s	 solution	 is	 to	 deliver	 this	
managed	risk	and	optimal	control,	whilst	at	the	same	
time	 taking	 responsibility	 for	 project	 management	
and	construction.	Since	forming	the	company	in	2010,	
WebsterHart	 have	 been	 appointed	 to	 manage	 the	
purchase,	 planning,	 construction,	 refurbishment	 and	
ongoing	management	of	some	of	the	most	prestigious	
high	end	residential	projects	in	the	UK.	In	the	majority	
of	 these	 projects	 WebsterHart	 also	 delivers	 ongoing	
management	of	the	occupied	building	with:
•	 Staff	recruitment	and	contracts
•	 Staff	management	and	reviews
•	 Household	accounting	and	budgeting
•	 Financial	planning	and	control
•	 Preparation	 and	 management	 of	 maintenance	

programmes	(PPM	schedules)

•	 Advice	and	purchase	of	wine	and	other	chattels	
Collections/chattels	recording	and	management	
Fleet	purchase	and	management		
Insurance	advice	and	procurement	
Management	of	subsequent	works	and	variations

The Brief – Three Months
WebsterHart	 would	 propose	 that	 a	 Project	 Manager	
controls	this	part	of	the	delivery	process	on	behalf	of	
the	 client,	 thus	 ensuring	 that	 the	 buyer’s	 vision	 and	
budgets	are	met.
Once	 an	 exceptionally	 detailed	 brief	 is	 established	 a	
fully	informed	and	competitive	bidding	process	by	the	
most	appropriate	architects	can	take	place.	
The	 Project	 Manager	 would	 ensure	 complete	 cost	
transparency	in	architecture	and	design.
Once	 the	 brief	 has	 been	 finalised,	 it	 may	 be	 that	
new	 planning	 consent	 is	 required	 and	 this	 would	
need	 sensitive	 handling	 by	 an	 experienced	 planning	
consultant.		

Construction Management
It	 may	 be	 also	 appropriate	 for	 the	 buyer	 to	 form	 a	
construction	 management	 company	 (CMC).	 In	 this	
way	the	entity	responsible	for	delivery	of	the	project	
is	 one	 step	 removed	 from	 the	 buyer.	 	 All	 contracts	
are	held	with	the	CMC	and	not	the	ownership	vehicle,	
thus	 ensuring	 a	 good	 degree	 of	 insulation	 from	 any	
problems	 which	 may	 arise.	 In	 addition,	 should	 the	
owner	decide	 to	 sell	 the	property	at	any	 stage,	 they	
can	do	so	by	selling	the	CMC	as	a	whole.

Under	 the	direction	of	 the	Project	Manager	 the	CMC	
would	therefore:

•	 Have	an	arm’s	length	construction	agreement	with	
the	 Principal	 Company	 owning	 and	 funding	 the	
project.

•	 Put	in	place	the	necessary	requirements	to	comply	
with	 statutory	 legislation	 in	 Health	 and	 Safety,	
Construction	Design	Management,	Building	Control	
and	Taxation.

•	 Be	 responsible	 for	 the	 appointment	 of	 the	
professional	team.

•	 Organise	the	breakdown	of	packages	for	the	project	
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elements	and	issue	a	variety	of	sub-contracts.
•	 Prepare	a	master	programme	which	the	professional	

team	must	ensure	they	are	fully	resourced	to	meet.

The Pre-Construction Period (3 months)
With	the	Brief	concluded	and	any	changes	to	planning	
underway,	the	professional	team	should	be	appointed	
and	fees	confirmed.

A	 Planning	 Consultant	 is	 already	 likely	 to	 have	 been	
identified.	 The	 process	 by	 which	 team	 members	
are	 chosen	 should	 be	 competitive	 in	 every	 respect.	
Request	 for	 Proposals	 (RFPs)	 will	 be	 sent	 to	 high	
quality	 shortlisted	 contenders	 so	 that	 the	 buyer	 can	
be	confident	that	all	positions	have	been	filled	by	the	
best	qualified	professionals.	

The	professional	team	will	 include,	but	not	be	limited	
to:

Architect
•	 To	 consider	 current	 Planning	 Application	 No	

12/02210/FULMAJ	dated	3rd	September	2013	and	
Approval	for	Listed	Building	No	12/02211/BLC	dated	
3rd	September	 in	 light	of	 the	Brief	 (reflecting	the	
buyer’s	precise	aspirations).

•	 To	 rapidly	absorb	 the	Stage	D	drawings	prepared	
by	 WebsterHart	 and	 promptly	 deliver	 detailed	
proposals	 of	 the	 new	 scheme	 that	 complement	
and	 enhance	 the	 existing	 listed	 house	 detailing	
materials.

•	 To	 undertake	 the	 landscaping	 aspects	 of	 this	
project.	 	 If	 the	 preferred	 Architect	 does	 not	 have	
this	capability,	a	shortlist	of	appropriate	Landscape	
Architects	 will	 be	 arranged	 and	 this	 role	 will	 be	
subordinated	to	the	Architect.	

•	 To	 prepare	 and	 co-coordinate	 a	 master	 plan	 with	
Landscape	 Architect	 and	 Planning	 Consultant	 for	
the	complete	estate.

Quantity Surveyor
•	 The	QS’s	role	is	to	introduce	the	maximum	level	of	

efficiency	and	competition	into	the	bidding	process.
•	 The	chosen	QS	will	work	alongside	the	Professional	

Team	and	under	the	auspices	of	the	CMCs	own	in-
house	QS.

•	 The	QCs	brief	 is	 to	ensure	 that	 the	project’s	 risks	
are	 reduced	 as	 much	 as	 possible	 for	 the	 buyer/
Principal.

•	 The	 QS	 will	 ensure	 that	 the	 professional	 team	
deliver	a	package	of	information	designed	to	ensure	
interest	from	the	appropriate	contractors.	

Planning Consultant
•	 The	 Planning	 Consultant	 would	 prepare	 all	

necessary	applications	and	documentation	so	that	
in	the	unlikely	event	of	an	appeal	there	would	be	no	
delay	in	submission.	

•	 The	 Planning	 Consultant	 would	 be	 responsible	
for	 gaining	 the	 approval	 of	 English	 Heritage	 and	
coordinating	and	obtaining	approval	for	outstanding	
conditions	in	a	timely	manner.

Mechanical & Electrical Design Consultant
•	 To	 provide	 detailed	 heat	 loss	 and	 cooling	 loads	

required	to	the	listed	and	new	buildings.
•	 To	 prepare	 brief	 and	 specification	 for	 overall	

mechanical	requirements.
•	 To	 provide	 overall	 plant	 requirements,	 schematics	

and	 sizing	 for	 tender	 assessment	 by	 the	 chosen	
contractors.

•	 To	 provide	 assessment	 of	 all	 buildings,	 plant	
and	 external	 loadings	 incorporating	 the	 lighting	
requirements.	This	provides	the	basis	for	electrical	
contractors	 to	 efficiently	 design	 and	 prepare	
working	drawings.

Structural Engineer
•	 The	 Structural	 Engineer	 will	 be	 responsible	 for	

detailed	survey	and	incorporation	of	the	Principal’s	
requirements.

•	 The	 Structural	 Engineer	 will	 manage	 provision	
of	 services	 below	 and	 above	 ground	 including	
temporary	 works	 to	 support	 the	 existing	 bank	
during	basement	works.	

•	 The	Structural	Engineer	will	be	expected	to	deal	with	
both	above	and	below	ground	drainage	aspects	in	
existing	and	new	buildings.

•	 Replace	existing	ground	drainage	with	a	new	water	
treatment	 sewerage	 plant	 including	 filtration	 and	
reed	beds	(and	to	the	satisfaction	of	environmental	
conditions	 detailed	 in	 the	 Planning	 Approval	
document).

•	 The	Structural	Engineer	would	be	required	to	design	
a	water	harvesting	system	and	the	agreed	method	
to	dispose	of	surplus	surface	water	to	existing	water	
courses.

	
Health and Safety Consultant
•	 The	Health	and	Safety	Consultant	will	be	appointed	

by	the	Architect	to	ensure	the	CDM	(Construction	
Design	 and	 Management)	 Regulations	 2015	 are	
satisfied.

•	 And	 to	 provide	 a	 full	 health	 and	 safety	
consulting	 service	 capable	 of	 delivering	 major	
projects	as	well	as	implementing	systems	to	support	
the	project	team	from	conception	to	final	handover.

Building Control Inspector
•	 Building	 Regulations	 are	 a	 statutory	 requirement	

for	the	majority	of	all	building	works	in	the	UK.	
•	 An	 approved	 inspector	 with	 historic	 building	

experience	should	be	employed	to	liaise	with	English	
Heritage	paying	particular	attention	to	maintaining	
the	fabric	of	the	existing	building	and	incorporating	
and	complying	with	the	fire	regulations.

•	 The	 inspector	 will	 provide	 input	 throughout	 the	
design	 development	 process	 and	 also	 sign	 off	
completed	work	throughout	the	construction	stage.

BREEAM Assessor
•	 The	 proposed	 new	 build	 works	 will	 have	 a	

requirement	to	meet	a	BREEAM	rating.	A	BREEAM	
Assessor	will	 therefore	be	 required	 for	 the	design	
development	process.

Arboriculture Consultant
•	 To	assist	the	Landscape	Architect	in	the	justification	

for	removal	and	reinstatement	of	trees	in	the	revised	
scheme	to	provide	views	and	aspect.

Ecologist
•	 An	 Ecology	 Consultant	 will	 be	 required	 to	 offer	

advice	and	ensure	that	all	environmental	conditions	
are	adhered	to.

•	 In	 addition	 to	 the	 core	 professional	 team	 listed	
above	 the	 following	 team	 members	 may	 also	 be	
required:

Building Management System (BMS) Consultant
•	 A	 BMS	 is	 likely	 to	 be	 necessary	 to	 advise	 on	 the	

most	efficient	and	user-friendly	application	for	the	
buyer/principal.

Data and Network Consultant
•	 To	provide	performance	specification	for	data	and	

network	backbone	for	BMS,	security,	telephone	and	
audio	visual	systems	throughout.	

Lighting Consultant
•	 To	 provide	 a	 detailed	 performance	 specification	

including	 room	 by	 room	 load	 calculations	 and	
enabling	the	M&E	specialist	contractor	to	efficiently	
design	and	prepare	drawings.

Fire and Acoustic Engineers
•	 To	provide	a	detailed	performance	specification	fully	

compliant	with	Building	Regulations	and	means	of	
escape.	Acoustic	attention	would	be	given	to	floor-	
and	wall-borne	 sound	and	 its	 impact	on	both	old	
and	new	building.

Audio Visual Specialist
•	 To	provide	a	detailed	performance	specification	and	

design	 brief	 which	 will	 enable	 the	 M&E	 specialist	
contractor	to	efficiently	design	and	prepare	working	
drawings.

Interior Design
•	 This	project	will	be	a	very	large	commission	and	as	

such	may	demand	 the	 services	of	more	 than	one	
firm	 –	 one	 for	 the	 main	 house,	 another	 for	 new	
buildings,	a	third	for	pool,	spa	and	gymnasium.
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CGI Consultant
•	 A	 CGI	 firm	 would	 assist	 in	 the	 design	 process	

creating	 storyboards	 to	 outline	 interior	 designs	
with	realistic	imagery.

Security Consultant
•	 The	 Security	 Consultant	 would	 provide	 detailed	

performance	specification	for	buildings	and	estate	
such	 as	 perimeter	 barriers	 and	 external	 lighting,	
visitor	 monitoring	 and	 administration,	 automated	
access	 control,	 intrusion	 detection,	 CCTV	
surveillance,	 thermal	 imaging,	 ground	 radar	 and	
underground	detection	systems.	

Landscape Architect/Consultant
•	 To	 work	 with	 the	 executive	 team	 and	 to	 develop,	

identify	and	prepare	hard	and	soft	master	plans	with	
drawings	and	specification,	at	all	times	maintaining	
historic	links	and	views.	

VAT Consultant
•	 To	manage	VAT	issues	in	order	to	maximise	savings	

for	 Principal	 and	 meet	 the	 compliance	 needs	 of	
contractors	and	tax	authorities.		

The Procurement Process (3 months)
Cost Plan and Programme
•	 A	detailed	construction	cost	plan	and	programme	

would	 be	 drawn	 up.	 The	 Project	 Manager	 would	
ensure	that	the	process	is	as	competitive	as	it	can	
possibly	 be	 and	 that	 pricing	 is	 transparent	 at	 all	
times.						

Procurement
•	 The	 appointed	 QS	 will	 advise	 on	 the	 most	

appropriate	method	of	procurement.	 	The	options	
will	be	heavily	influenced	by	the	Principal’s	desire	for	
speed,	cost	certainty	and	the	need	to	 incorporate	
change	into	the	design	process.	

Drawings and Specification
•	 The	Professional	Team	will	produce	comprehensive	

documentation	 to	 dovetail	 with	 the	 chosen	
procurement	route.	This	documentation	is	expected	

to	 take	 the	 form	 of	 detailed	 ‘For	 Construction’	
drawings	and	pricing	documents	which	will	enable	
the	 shortlisted	 contractors	 to	 make	 informed	 and	
competitive	bids.	

Contractor Selection
•	 One	 of	 the	 main	 benefits	 of	 working	 with	 an	

experienced	 Project	 Manager	 is	 pre-existing	
contractor	 relationships	 and	 experience	 for	 best	
cost	and	commitment	guarantee.

Contracts 
•	 Contracts	according	to	the	prescribed	procurement	

method	 will	 be	 agreed	 and	 signed	 in	 conjunction	
with	the	Principal’s	lawyers.	

The Construction (20 months)
•	 Construction	will	be	carefully	monitored	at	all	stages	

with	 weekly	 meetings	 held	 on	 site.	 Client	 reports	
will	be	issued	informally	on	a	fortnightly	basis	and	
formally	monthly.	Report	formatting	will	be	agreed	
with	the	Principal	in	advance.

		
Detailed Interior Design 
•	 During	 the	 construction	 process	 detailed	 designs	

and	fixtures	and	fittings	will	be	agreed	and	costed.		
The	 detailed	 design	 will	 be	 integrated	 into	 the	
construction	phase	according	to	the	programme.

Payments
•	 All	payments	will	be	evaluated	and	approved	by	the	

team	 QS.	 Prior	 to	 construction	 beginning	 the	 QS	
will	have	prepared	detailed	project	cash	flows	 for	
the	Principal’s	approval	and	it	is	likely	that	funding	
will	be	made	via	a	standalone	project	bank	account	
within	the	CMC	–	forward	funded	according	to	the	
cash	flow.

BENHAM VALENCE DEVELOPMENT

Cost Plan

Job No. : 07-Jul-16
Client : Benham Valence LLP 2Q16

EXECUTIVE SUMMARY

CONSTRUCTION COST

Mansion 
House & 

South Court
Optional 

North Court

Excluded as office already demolished Excluded

£370 /ft2 9,849,608

South Court
Shell & Core 12,247,627 £182 /ft2
Fit Out 11,147,176 £165 /ft2 23,394,803

North Court
Shell & Core 4,639,120 £214 /ft2
Fit Out 8,369,930 £386 /ft2 13,009,050

External Works/Other
635,000 100,000

Incoming Services; Incl. Sewage Treatment Plant 304,644
Energy Centre; MEP and associated buildings 1,611,479
Swimming Pool/Spa Equipment & Plant 250,000 150,000

Landscaping & Ancillary Items
Hard Landscaping to South Court 500,000
Hard Landscaping to North Court 500,000
General Budget for light touch landscaping adjacent to buildings and resurfacing the drive 1,000,000
Provision for Helicopter Pad 75,000
Tennis Courts - 2no 100,000

Staff Cottages - 6no 1,410,000

39,130,534 13,759,050

Preliminaries 12.5% 4,892,000 1,720,000

Overheads & Profit 8.0% 3,522,000 1,239,000

Contingency 7.5% 3,566,000 1,254,000

51,111,000 17,973,000

Inflation 6.88% 3,517,000 1,237,000

54,628,000 19,210,000

Professional fees (As advised by Webster Hart email dated 5th July 2016) 11.5% 6,283,000 2,210,000

£60,911,000 £21,420,000

33704

Demolition

External Works; Incl. Drainage, external lighting & external security

Mansion House

Building Cost Plans – Gardener & Theobold

G&T are one of the one of the worlds leading construction cost consultancies. They have prepare a detailed analysis of the 
current design for Benham Park wellness centre. Below is a summary of their cost plan, which overlays a 100 page detailed 
document available upon request. 

CONSTRUCTION COST BUDGETED COSTS OPTIONAL COSTS

Demolition

Mansion House

£	1,238,315	

South Court

£	1,500,000

North Court

External works / other

Landscaping & Ancillary items

Staff

TOTALS £ 63,125,696 £ 21,416,303 

Excluded	as	already	demolished

£	9,849,608

Shell	&	Core 	£	12,247,627

Shell	&	Core 	£	4,639,120

External	works	incl	drainage,	lighting	and	security

	£	40,555,534 	£	13,759,050	

	£	635,000
£	100,000	

£	150,000	

£	15,478,931

Hard	landscaping	to	South	Court £	500,000

Cottages	-	6	no. 	£	1,410,000

Incoming	services	incl	sewage	treatment	plant £	304,644

Hard	landscaping	to	North	Court £	500,000

£	45,624,976

Facilities

Energy	centre;	MEP	and	associated	buildings £	1,611,479

General	budget	for	light	touigh	landscaping	and	resurfacing	drive

£	3,695,623

£	1,000,000

Preliminaries

£	3,649,998

£	5,069,44212.50%

8.0	0%

7.50%

6.88%

11.50%

£	1,719,881	

Swimming	pool/	spa	equipment	and	plant £	250,000

Provision	for	helicopter	pad £	75,000

Overheads	&	profit

£	1,236,407	

£	1,253,793	

£	3,644,377	

Tennis	courts	-	2	no. £	100,000

Inflation

Contingency

£	49,274,974

£	52,970,597	

£	56,614,974	

£	17,971,039	

£	19,207,447

£	16,717,246	

Professional	fees	(as	advised	by	Webster	Hart) £	6,510,722	 £	2,208,856	

Fit	out 	£	11,147,176 	£	23,394,803	

Fit	out £	8,369,930 	£	8,369,930
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