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Prologue


According to my big sister Cleo, there are two types of cleaners. One is that person who can’t bear to see a smeary work surface or a corner with a cobweb in it without reaching for their feather duster. The kind of habitually neat person who keeps a special cupboard in their house specifically for cleaning products, racks of different mops and squeegees, shelves of designated cleaners, racked up like weapons in the war on grime. That’s Cleo. She actively enjoys rolling up her sleeves and obliterating mess, whether in her house, your house, or someone else’s house. I’ve even seen her get out her travel wipes in John Lewis.


For Cleo, I suspect, it’s all about control. Restoring the world to its perfect, unspoiled, untouched-by-careless-­human-hand state is commendably hygienic but it also puts her firmly back in charge. She knows the contents of every drawer, the exact freshness of every pillowcase, the absence of anything untoward under the bed. When Cleo’s house is spotless, she’s calm. When it’s not, well … You want to stay out of range of the bleach spray until it is.


I’m more the second kind of cleaner, someone who cleans to take their mind off something else. I am not a tidy person, literally or metaphorically. My life has always felt like an accidental patchwork of moments, rather than a smoothly unrolling carpet of interlocking patterns, and my brain is even more random: it jumps from one idea to the next, worrying, forgetting, second-guessing, panicking, third-guessing. However, give me a list and a repetitive task and something magical happens. The thoughts stay in line, the doubts fade into the background and I am On Top of Things, if only for a minute or two. But you can make a lot happen in a couple of minutes.


I wouldn’t go as far as to say cleaning is better than therapy, and it’s definitely not a way of life. However – and I never ever thought I’d be this person, because I am to cleaning what cats are to scuba-diving – this much is fact: mops and scourers slowly took me from chaos to, if not order, then smoothed-out chaos that smells of fresh linen for a couple of hours. It definitely wasn’t easy. It definitely wasn’t fun. But it’s only now my house (and my head) is in order that I can see what a state it was, and how much easier it is to live in both of them now. I also have not one, not two, but four thriving rubber plants.


The story of how I tidied up my world – and learned to understand my big sister – isn’t just about cleaning. It’s about learning that once you’ve found a place for everything, including yourself, you don’t need to worry about making a mess ever again. Because you can always put things back.




1


~ To remove fingerprints and smears from stainless steel surfaces, wipe with a little baby oil on a clean cloth.


The first text appeared while I was showing the ­Pedersen family around what the rest of the office had taken to calling the Doom Barn, and which I was currently calling ‘a unique combination of rural tradition and ultramodern comfort’.


It was certainly unique. Blackberry Barn was a hulking conversion that looked unnervingly like Darth Vader in photographs, no matter what angle we tried to take them from. It was huge. It was clad in dark Siberian larch. And it was hard to make a positive of the original owners’ decision to build the conservatory around a stone cider press the size of a small car instead of removing it. But if anyone could shift this unfortunately located, overpriced aircraft hangar of a home, it was me.


So far, the viewing had been going to plan. I’d started in the impressive kitchen-diner which ran almost the full length of the barn, and their reactions had been as I’d anticipated: Steve Pedersen had nodded thoughtfully at the concealed appliances, while his wife Katherine warmed to the clinical smoothness of everything, once I’d mentioned how easy it was to clean. I was reeling off the mod cons when I was interrupted by the message alert.




Robyn. We need to talk.





No name, no recognisable number. I swallowed as my brain flipped hurriedly through several possibilities.


Had Diana the office manager opened my secret filing drawer, the one where my paperwork was concealed for urgent sorting?


Or was it Cleo, complaining about the state of a client’s house? Some of the end-of-tenancy cleaning jobs I put her way were a bit hard-going. But she had her own ringtone alert on my phone, and she never texted me when she could call and yell directly into my ear.


Or was it Johnny from the office, trying to put me off my stride? That was more likely. Our manager, Dean, was offering a prize for the first person to get an offer on the table for the Doom Barn.


As the Pedersens inspected the soft-close triple oven, my guilty conscience slid sideways to a couple of longshots: Tyler, the conveyancer I’d had a few dinners with then ghosted several months ago? Or Doug, ditto (but antique dealer)? I wasn’t great at break-ups.


Another text followed.




How about tomorrow night? I have exciting news on the architect.





And then I knew exactly who it was and my heart corrected its anxious plunge and swooped upwards like a fairground swingboat. It was Mitch Maitland, calling about the Secret Project. I inadvertently let out a squeak of excitement, and Steve Pedersen asked me if everything was all right.


I shoved the phone in my pocket and adjusted my expression.


Don’t think about Mitch right now, I reminded myself as I launched back into presentation mode, just sell this house. But hearing from Mitch gave my pitch an extra something. Hysterical excitement. I abandoned the explanation of the central hoovering system and went for the emotional approach instead.


‘You know, I probably shouldn’t have favourite properties,’ I confided, ‘but what I really love about this place is that it’s a real year-round home.’ I gestured towards the garden. ‘It’s stunning now in the spring, with that cherry blossom by the front door, and the outdoor kitchen is fabulous in summer, but winters would be so cosy in here too! You’ve got the height for a full-size Christmas tree in here and one in the hall. With your own holly and ivy from the orchard!’


I knew there was holly, ivy and mistletoe in the orchard because we’d been trying to sell Blackberry Barn since last August. It was now April.


‘And hopbines along the oak beams!’ Katherine exclaimed, as if she could suddenly see them, and we nodded happily, me most of all.


I could tell that the Pedersens were almost convinced that they and this cavernous barn were an ideal match. Katherine seemed taken with the barn’s ‘aspirational entertaining area’, her hand lingering on the black quartz work surface that the previous viewer had said, in feedback, made the kitchen look like ‘a goth operating ­theatre’. Steve had agreed with me that the timber-framed garden room would make an impressive backdrop for his Zoom calls, and that the cellar was ideal for a hobby cave, say, for example, a massive train set. It was perfect for them. Perfect.


None of the above was a coincidence, of course. I’d done my homework, which was as simple as having a nice chat. I liked talking and I liked houses, so my job wasn’t so hard, really. I’d spent ten minutes with Katherine while we booked in the viewing and in that short time I’d learned that she was a data analyst who dreamed of setting up her own gluten-free cake business; that Steve worked remotely for an American law firm; that they needed space because his train set took up their entire garage; that they both wanted a forever home – dogs, attics, ‘space for full-height ­Christmas tree’, the lot.


This was the forty-third house they’d viewed. The forty- third. I hadn’t as yet managed to winkle out what exactly it was that they so far hadn’t managed to find. A unicorn stable, maybe.


Katherine’s phone rang, and as she answered it a pained expression crossed her face. ‘I’m sorry, Robyn,’ she said. ‘Would you excuse me for a second?’


And as she hurried out, I observed Steve’s shoulders sag, then brace against whatever was coming … Was I about to find out the reason for their extreme fussiness?


‘We thought it would save time to do the viewings on our own,’ he explained. ‘They’re so … fussy about random stuff but I suppose it’s only fair – they’ll be living here too …’


I suddenly knew where this was going. His difficult mother? Her controlling father?


‘I apologise in advance,’ Steve blurted out, as the sound of indignant squabbling came into earshot.


The current owners of Blackberry Barn had spent a fortune and used two different builders to create a bathroom straight out of an interior design magazine. The focal point was a Victorian slipper bath with a wrought-iron bookrest, but it had to compete with the shimmery green tiles lining the walk-in shower, Jack and Jill basins, Jack and Jill lavatories (no, me neither), and a reclaimed chandelier from a stately home in Ireland. Even the grout was specially imported from … somewhere that made expensive grout. I forget exactly where.


‘Isn’t this gorgeous?’ I asked rhetorically, because it truly was. I loved a good bathroom.


‘You had me at slipper bath,’ breathed Katherine, touching the brass taps with a reverential fingertip.


Steve gave it an appreciative nod, then went back out onto the landing to do the pointless knuckle-rapping of plaster so beloved of the male property viewer.


‘Baths are gross,’ announced Eva, the elder Pedersen child. ‘You’re basically sitting in your own dead skin.’


She was ten. We’d established that as soon as she burst in with her sister, Millie, in tow. Millie was eight. Viewing houses was ‘boring’, but waiting in a car with no phone signal or Wi-Fi code was ‘borderline child abuse’.


Katherine winced. ‘Eva. It’s a lovely bath. And look at the shower. It’s like a mermaid’s shower, isn’t it?’


Eva smirked and cast a sidelong glance from under her dark lashes at Millie, who covertly kicked the bath’s ornate leg.


‘Don’t kick the bath, Millie,’ said Katherine automatically.


I checked my phone, which was buzzing in my pocket. Another text, this time from the office.




Are you going to tell them?





It was from Johnny. I texted back:




It’s OK, they’ve seen the cider press. They’re going to convert it into a cocktail bar.





He texted back immediately:




I’m not talking about the cider press!!! Dean says we have to be completely transparent with viewers about the issues.





I turned my phone off and followed Steve out to the landing, while Millie and Eva’s bickering filtered through from the bathroom. I recognised the familiar spiralling whine of complaints (and sotto voce hiss of parental refereeing) from many arguments in which Cleo inevitably got the weary sigh from Mum while I got the narrowed eyes and occasionally a sharp tap. Although she denies this.


Steve was gazing at the solid beams and I gave him a few moments to spot the original features for himself. ‘So much history! This wood must be centuries old!’


‘Properties like this don’t come along very often,’ I said, truthfully.


‘So what I don’t get is why it’s been on the market for nine months.’


‘But she started it …’ wailed someone in the bathroom, followed by a shrill and accusatory, ‘Ow!’


‘And I can see it’s been sold three times in the last six years.’ Steve raised his voice to be heard over the resulting outburst. ‘Be honest with me, Robyn – is there a problem you’re not telling us about?’


I wasn’t daft: I had a selection of good reasons ready to go.


‘Barn conversions aren’t for everyone,’ I explained. ‘Some people find them too open-plan if they have family they want to get away – I mean, if they need quiet space. And while who wouldn’t love a garden this size, the reality is that it requires a bit of upkeep which, again, some people don’t want. Did I mention that the vendors are throwing in their ride-on mower, though? Have you ever been on one? Ride-on mowers are great fun – this one has a drinks holder!’


Steve was momentarily distracted by the thought of a ride-on mower, but he had the bit between his teeth. ‘The big question for me, I guess is … they did a lot of work, so why not stay and enjoy it?’


‘Well …’


‘I’m unusually sensitive to atmospheres in houses,’ he continued, ‘and I did get a funny feeling in the kitchen. So please – you can tell me the truth …’


For a second, I wondered if he’d already spoken to Johnny in the office. I won’t lie, I was surprised because personally I thought the stories were a lot of old pony, but Steve seemed genuinely spooked.


Then he looked me straight in the eye and said, ‘Are they getting divorced?’


I breathed again.


‘I know, I know, client confidentiality and all that, but we looked at a house in Hartley, absolutely ideal on paper …’ Steve shook his head as if too discreet to reveal exactly what the problem had been. ‘Bad vibes.’


Katherine appeared at his shoulder, and her irritated expression told me instantly that Steve’s ‘sensitivity’ was the reason they’d seen forty-three houses without an offer. That and their need for train-set space.


‘No,’ I said, firmly. ‘The vendors are not getting divorced. Mrs Brady has accepted a once-in-a-lifetime job oppor­tun­ity in Glasgow and it’s simply too far to commute. It’s a reluctant sale.’


Eva and Millie materialised behind their parents. They were doing that sisterly glance-nudge-muttered-trigger-word sniggering routine that had driven my own mother so demented she locked herself in the car for three hours during one family holiday in Dorset. The earlier squabbles had vanished, replaced by shared-joke suppressed giggles.


I saw Eva mouth ‘bad vibes’ at Millie and, just like I had when my big sister shared a secret joke with me, Millie dissolved into silent laughter.


It gave me an unexpected burst of nostalgia. At their age, Cleo and I were the closest we’d ever been and the memory of that summer holiday in Dorset rushed back: the smell of Mum’s spray sun cream, Cleo’s Body Shop perfume oil (so sophisticated), scorched skin against car seats, that giddy feeling in my stomach I always got when Cleo made me laugh without even speaking, just by doing That Look.


As we’d grown up our relationship had waxed and waned – sometimes close, sometimes barely talking – but at heart we were those two telepathically conniving little girls, sharing crisps and secret code words. Or at least that’s how I felt.


Millie nudged Eva, flashed a look at me and said something under her breath that made Eva widen her eyes theatrically. Then they both shook with mirth.


I turned back to the adults. As Dean would have reminded me, honesty at this point was the best tactic, as long as you were being honest about something. ‘Between ourselves, a couple of offers have fallen through because of chains collapsing. No one’s fault, but still, disappointing for everyone. Might that be what you’re picking up, Steve? Disappointment?’


He nodded, pleased to be right. ‘And I suppose this was a barn, with animals …’


It was a cider barn. I wasn’t sure apples left psychic traces of distress.


‘And nothing problematic has emerged in surveys?’ Katherine asked. ‘Like … damp? Or flooding?’


‘Anything that isn’t original eighteenth-century is brand new,’ I reassured her. ‘They’ve even installed a heat pump and solar panels on the garden office.’


The Pedersens exchanged glances and I saw the glint in their eyes. They looked very much like a couple considering an offer.


Tell them about the slamming doors, protested the diligent voice of my inner estate agent. You have to tell them about the Woman in Grey.


I frowned. The Woman in Grey was, as far as I was concerned, utter nonsense that the owners previous to the Bradys had invented to make their common-or-garden barn sound more interesting. If the neighbours hadn’t told the Bradys, then they’d never have been looking out for slamming doors and ‘cold spots’.


I mean, show me a house in the country that doesn’t have a cold spot. And a draughty spot. And a spot where flies mysteriously go to die. It’s what country houses are like.


Still, I struggled with my conscience. They were about to spend a lot of money. They had two children. And it was my professional duty to give them all the facts.


But what facts? ‘Funny feelings’ weren’t facts. It was hardly something you could tick on the declaration form: ‘We took the neighbours to court over the wheelie bins, and there’s a spectral nun.’ Unexplained cold spots were a matter for the surveyors, not an estate agent.


Eva was staring at me, her head on one side. ‘You’ve gone red,’ she observed. ‘Are you menopausal? My form teacher is menopausal and she has to carry a fan round with her, and when she thinks no one’s looking, she puts it …’


‘Eva!’ said Steve and Katherine simultaneously.


I shoved the protesting voice in my head to one side. I needed to make this sale. I wanted the case of beer, and more importantly, I needed to impress Dean because I was already on a warning for what he called ‘slack admin’.


(For the record, I was not menopausal. Not quite yet.)


‘Shall I give you a moment to walk around on your own?’ I asked the adults sweetly, then turned to Millie and Eva. ‘Girls, do you want to see something amazing?’


‘No,’ said Eva, spinning on her heel and marching back to press buttons on the electric curtains.


‘Yes, please,’ said Millie.


So I showed Millie the secret stairs down to the wine ­cellar, and apparently that was what swung the deal. If ­Millie spotted the Woman in Grey while we were down there, she didn’t let on.


It was nearly four o’clock by the time I waved the Pedersens off, and I contemplated going back to the office without much enthusiasm.


It was the right thing to do. The pile of paperwork in my desk was now so high I had to shove it down before locking the drawer; I fully intended to find a quiet time to blitz through it, but I didn’t want an audience for the associated phone calls, most of which would have to begin with, ‘Sorry for taking so long to get back you …’ followed by an elaborate excuse. A big part of my job was chasing people who didn’t always enjoy being chased – clients, solicitors, sometimes other estate agents – and I hated it. Johnny, on the desk opposite mine, had developed an annoying habit of snorting ostentatiously at my excuses, often so loudly I had to pretend it was traffic outside.


I gripped the wheel and tried to dredge up the motivation to go back. It wasn’t the admin as much as the shame of how late it was. Plus, I wasn’t quite sure exactly how bad the problem was because I could never look straight at it, just in small peeks.


You’re a grown woman, Robyn, I told myself. Every day you put it off, the worse it gets.


Organisation, or lack of, was my Achilles heel. It always had been. When I’d started at Marsh & Frett, I’d made a monumental effort to create the best possible impression with my colleagues, as well as the clients. I hadn’t just purchased the usual sackload of files and pens and notepads – although obviously, I went in hard on the stationery – but I’d found an actual routine planner on the Internet that I’d printed off to keep me on track.


Breakfast: power smoothie at 7.30 a.m.


Leave house by 7.50 a.m.


Fifteen minutes prep before the team meeting at 8.45 a.m.


Energy bar at 3 p.m.


Write up viewings and finalise task list for next day before leaving office.


That sort of thing.


Compulsive list-making as a chaos prevention strategy had worked for me throughout my education, when my ever-drifting attention was more or less controlled by forty-five minute lessons punctuated by loud bells – and a fear of failure – and I’d stuck to it for several months, long enough for some of it to have solidified into proper habits (the energy bar at 3 p.m. mostly). But the last few months had been manic, thanks to the extra work I’d had to do for Mitch Maitland’s development, and I’d been so busy that I just couldn’t stick to my routine. And so the paperwork had started to pile up, along with the excuses and the ‘lost’ emails.


I pulled out of the lane onto the main road and finished the half-eaten banana which had been my lunch. Being hungry never helped my decision-making. The traffic back into town was already building up, and I hoped the ­Pedersens weren’t stuck in it.


I could call it a day and head home; it would take ten minutes and I could make some calls from the car. If I stayed in this traffic jam, it could take half an hour to get back to the high street, and the office might be closed. I’d have to come home anyway, plus I’d have wasted a whole hour.


My good intentions were already slipping when my phone rang, and the decision was removed from my hands.


‘Where are you?’ demanded Cleo. ‘And why aren’t you here?’


I had a good reason for my life being somewhat disorganised at the moment: in the space of a few weeks, I’d sold my own flat – completed in an agency record time, I might add – and moved into what I hoped would be temporary rental accommodation. I’d only been there a week, and hadn’t yet learned the cut-throughs or neighbourly parking routines, hence it took me a while to find a parking space. I ended up leaving the car two streets away, and walking back to Duncannon Avenue as fast as I could in my work heels, my hobbling pace spurred by the thought of Cleo’s mounting impatience and two text reminders from her of all the other places she had to be.


I rounded the corner and saw my sister leaning against the railing on my front doorstep from the end of the street. Cleo’s hair always drew the eye. She had a bright white-blonde bob, which she wore either swirled round her head in a candyfloss Marilyn Monroe blow-dry (spotted headscarf optional) or, off duty, in a mini ponytail. It was glamorous, attention-grabbing, uncompromising and high maintenance. Cleo’s mission statement, basically.


Standing next to her was our mum, Melanie. Petite, like Cleo; dark-haired, like me; strong eyebrows, like both of us.


Mum waved and Cleo stopped texting, or whatever she was doing on her phone, and shouted, ‘What time do you call this?’ so loud that a dog walker on the other side of the street jumped and looked around nervously.


‘I couldn’t find anywhere to park.’ I hurried towards them before Cleo could shout any more of my business to the neighbours. If I’d learned one thing in my job it was to make sure you kept the neighbours on side, or at the very least, gave them nothing to hold against you later.


‘We’ve brought your things,’ said Mum, gesturing to the boxes and bags at her feet. ‘Cleo’s got the rest in the boot.’


Cleo was alternating between protective glances at her black Range Rover, and more suspicious ones up and down the street.


I paused in unlocking the door. ‘Don’t worry, Cleo. We haven’t had any carjackings recently. My car hasn’t even been leafleted.’


‘Your car’s filthy, Robyn. No one wants to sell a pizza that much,’ she muttered, but followed me inside, not even sighing with effort as she heaved four large bags up two flights of stairs to my new accommodation.


Ideally I would have arrived home half an hour earlier to tidy up before Mum and Cleo saw my flat for the first time.


It’s not that it was particularly messy – and I had just moved in – but Mum’s house always looked like a show home, and Cleo had not only inherited Mum’s tidiness but had created a business out of it. Taylor Maid offered domestic cleaning and end-of-tenancy blitzes, a service I frequently engaged on behalf of Marsh & Frett’s tenants and landlords (and no, she did not do mates’ rates). These days Cleo had an OU degree in Business Management but she’d started cleaning as a hard-up young mum who needed more housekeeping money than her boyfriend Elliot was earning as a mechanic. Cleo was a meticulous cleaner, and before long, had more clients than she could handle alone, so she roped in friends from her NCT class to help; within a year, she’d set up a cleaning business with her own perky blonde self as the cartoon logo. Mum had drawn it for her to save money. Think Tinkerbell with a squeegee and an attitude.


Cleo and Elliot were, it was commonly agreed, made for each other. Elliot was as determined and ambitious as Cleo, going from mechanic to head mechanic to manager, then onto bigger and better things, until he was the youngest divisional director in the country for a leading recovery network. They had it all – three lively boys, house in a good street, two holidays a year, his and hers 4×4s – until one morning Cleo turned up on our doorstep and announced that she’d kicked Elliot out.


‘We’ve grown apart,’ was the sum total of her explanation.


I won’t lie: it was a messy split. Their break-up made everyone feel discombobulated and a year on, it still felt wrong. True to her tidying-up instincts, Cleo managed to put a sort of gloss on their ‘conscious uncoupling’ for my nephews, Orson, Alfie and Wesley, while saving her real feelings for me and Mum. She didn’t spare us her thoughts about Elliot. You could have unblocked drains with them. His workaholicism. His selfishness. His lack of support for her as an individual. His inability to listen. His snoring. His breathing. His bucket of worms in the garage. (To be fair, Elliot was an angler.)


Although, as Dad said in an unguarded moment, ‘There are three sides to every story. His side, her side and the truth.’


To which Mum said, ‘Paul!’ and I said nothing.


Privately, I also thought there was more to it than Cleo was letting on. She’d always had a take-no-prisoners approach to life, but there’d been a brittle edge to her for a while now, as if she was constantly alert for reasons to be pissed off. Since the split, I’d tried to coax her over for a night in, one with a Chinese takeaway over-order, a Baileys too many and a taxi home, but she was always too busy. Didn’t I know she’d given up ultra-processed foods, or had to get up early to do a VAT return or wash the boys’ PE kits?


It didn’t help that Elliot had talked me into interceding with Cleo on his behalf, early on in the separation when she was refusing to talk to him. He’d looked so tearful and distraught that I couldn’t refuse. He had been part of my family for over twenty years. A mistake, as it turned out.


‘You need to decide whose side you’re on!’ Cleo yelled at me, and I’d backed off. There was no such thing as political neutrality with Cleo.


She dumped the bags on the sofa, and gazed round the ‘cosy’ sitting room.


I followed her gaze and flinched at the mess. It didn’t help that most of the furniture was covered in boxes and random carrier bags; I’d had to move out of my own flat at short notice, shoving my worldly goods into whatever came to hand. A ‘man with a van’ and his mate had brought the essentials and the rest had been piled into Mum’s garage. ‘For a limited time,’ she’d warned me, as I struggled to stack my plastic crates of shoes and hair masks on top of her spare chest freezer.


‘It’ll be better when I’ve unpacked,’ I said, defensively. ‘But I’ve been busy.’


Cleo raised a microbladed eyebrow. ‘Surely it’s worth spending a few hours to get your life in order?’


‘Cleo, I’ve literally been coming home and falling asleep. It’s stressful, moving.’


‘Of course it is, love.’ Mum hesitated, then placed the weeping fig she was carrying on a box just away from the window. She’d mercy-grabbed the struggling house plants from my flat and repotted them ‘to save me a job’ – a job I hadn’t been aware should be on my list. The weeping fig wasn’t my only plant. I had a weeping begonia, a weeping umbrella tree and two positively sobbing succulents. My record with plant life was woeful, but it didn’t stop me buying them from Tesco. Thriving house plants were an index of successful domestic life, like a decent sofa and a mortar and pestle.


‘Why don’t I pop the kettle on? Make us a cup of tea while you two empty the car?’ She paused and added, ‘You … have got a kettle?’


‘Yes, Mum,’ I said. ‘And there’s milk in the fridge. It’s fresh, before you sniff it.’


‘I wasn’t going to,’ she protested, but her shifty expression said otherwise.


I could hear Cleo bouncing down the stairs in her white Stan Smith trainers, ready to punch any carjackers in the face; she spent an hour most days at the gym at one violent cardio class or another. Regular gym attendance. That was another sign of being a proper adult.


I trailed after her, already out of breath, trying to work out where I could put the rest of the boxes. It looked like I wasn’t going to be making those calls to clients this evening. I also knew I’d be having anxiety dreams about being buried alive in cardboard.


I’ll get up an hour early, I promised myself. I’ll definitely get things sorted out in the morning.


From the piercing scent of citrussy chemicals drifting from the kitchen, Mum had made a discreet start on cleaning while we dragged the last of the boxes up. More troublingly, I didn’t have any Cif in the flat, which meant she’d come equipped.


She slammed the dishwasher closed as I bustled into the kitchen and handed me a tray of mugs to take through to the sitting room. ‘I brought you some provisions,’ she said, brandishing some chocolate digestives, ‘in case you hadn’t had time to go shopping.’


‘Thank you,’ I said. ‘And thank you for whatever cleaning you’ve just done.’


She flushed. ‘If you’d let me know, we could have come over and given the place a proper scrubbing when you moved in.’


‘No, we couldn’t,’ interjected Cleo from the sitting room. ‘I’m rushed off my feet right now. Robyn’s perfectly capable of cleaning her own flat.’


‘I’m not,’ I said. ‘You know I’m not.’


‘Stop saying that, as if being messy is some kind of protected characteristic …’ Cleo was talking but, as I moved down the hall with the tea, stepping over the bin bags, I could see her swiping dust off the windowsills with my gym T-shirt. She literally couldn’t help herself.


I put the tray down on the coffee table and cleared the box of toiletries off a chair so Mum could sit down. Then I dumped my weighted blanket off the sofa, sat down and glared at Cleo. I couldn’t work out whether I wanted her to stop cleaning, because it just felt so pointed, or whether I wanted her to carry on, because I was never going to get round to dusting the woodwork myself.


‘I have to say, Robyn, I still don’t understand why you rushed into this,’ said Mum. ‘I thought you liked that flat of yours.’


‘I did,’ I said, and had a sudden gulp of regret.


I loved my flat. It was the final link to a part of my life that felt further and further away with every month that passed.


When you hear the words ‘child actor’ you tend to think of precocious tap-dancing poppets screeching inappropriate show tunes and then careering into rehab, via Only Fans. That wasn’t me: I became a child actor mainly because I had nothing to do in the holidays. When I was eight Mum enrolled me in a drama summer school (Cleo had friends so didn’t need to go) the same week a London casting director happened to be scouting background kids for a very big, very famous film. I had two lines, but I was on set for most of the school holidays and a few weekends, and I earned a stack of cash, tax-free, salted away by Mum into an inaccessible bank account.


After that, I was in two seasons of a children’s show called The School for Detectives, playing a know-it-all junior Miss Marple, and I was in the background (again) of a Christmas advert for Waitrose which was gleefully re-enacted by my classmates until roughly Easter. But it’s surprising how quickly kids lose interest in you being on television; having met Ant and Dec did little for my popularity. Because I was diligent, and scared of falling behind, I fitted everything in, creating list after list, working late at weekends so as not to let anyone down, but Dad drew the line when my GCSEs started.


‘You can always come back to acting,’ he said, and to be honest, I was relieved. It was fun at first – I liked pretending to be someone other than myself, and my agent, Geraldine, shielded me from criticism, as well as negotiating Equity adult rates for me – but I found learning lines a struggle, and routinely vomited with nerves before auditions.


Of course, when I was ready to go back to acting after university, everything had changed. I wasn’t cute anymore; I was self-conscious and self-critical. I failed to get into any of the drama schools I applied for. To pay the bills, I temped at an estate agency, and slowly that turned into a full-time job, helped by the fact that nearly every client thought they already knew me from somewhere. Geraldine sent me a kind letter, asking if she should stop sending me audition info, and I sent her some advice about buy-to-lets and didn’t renew my Equity membership.


So that was my acting career, done and dusted before my braces came off. I made a decent living as an estate agent, but it was thanks to my parents’ financial caution and an ability to cry on demand that I was eventually able to buy my own flat. A flat that someone had just offered to buy for two and a half times what I’d paid for it, in cash.


‘It was an offer I couldn’t refuse,’ I explained. ‘Dean was selling a house for a divorcing couple, the husband wanted to stay local so he could share childcare, and there was absolutely nothing on the market. Dean asked if I’d be prepared to sell mine and …’ I shrugged. ‘He was offering crazy money.’


‘How much?’ asked Cleo.


‘Crazy money,’ I repeated.


‘And you moved, just like that?’ Mum asked, incredulously.


Mum and Dad hated change. Dad nearly went into a decline when they switched the five-pound notes to plastic.


‘It’s in the catchment area for St Bridget’s.’ Cleo snapped a digestive in two and ate the smaller half, leaving the bigger portion for me and Mum to eye up. ‘I had a client who bribed her son’s piano teacher to have her post delivered there, so they could claim eligibility.’


Mum looked at me, horrified, and I nodded in confirmation. I’d bought it on the ‘worst flat in the best area’ principle, but the chances of me having a child in the next ten years, let alone one academic enough to get into St Bridget’s, were zero. It didn’t seem worth turning down such a ridiculous offer on the off chance that some yummy mummy might bribe me to be a postbox.


‘Anyway,’ I said, ‘it’s worked out perfectly. I’m in a strong position now – I’ve got cash in the bank, I can move quickly …’


‘Because you’re still basically packed-up,’ Cleo observed.


I glared at her.


‘It’s such a lot of money to have sitting there in the bank, though.’ Mum frowned anxiously. ‘Are you getting proper advice? Your dad’s concerned.’


To be honest, it was a significant chunk of money, especially for someone on my salary, but I dealt with much bigger mortgages and deposits day in, day out. I wasn’t blasé about it, just not freaked out in the same way Mum was. ‘It’s fine,’ I reassured her. ‘I know what I’m doing. I know this place is a bit, um, basic, but I didn’t want to eat into my capital while I’m waiting for the right property to come onto the market.’


‘You should get on to whoever you’re renting it from and find out who their end-of-tenancy cleaners are,’ said Cleo. ‘They could do with a kick up the arse. Have you seen the state of the bathroom?’


I hadn’t realised she’d been in the bathroom. Cleo moved silently and discreetly, noticing everything – and not just the tidelines and fingerprints.


‘I suppose it’s fine for now,’ Mum said, a bit too quickly, ‘but it needs a proper scrub before you unpack. You know what it’s like, you never get round to it once you’re settled in.’


‘A proper scrub,’ Cleo repeated.


They both looked at me with expectant faces.


‘I’m not going to spend the weekend up to my elbows in soapy water, if that’s what you’re thinking,’ I said, robustly. ‘For one thing I’m run off my feet at work, and for another, I’m happy to pay someone to do it properly.’


‘But Robyn …’


‘I’m a terrible cleaner. I don’t enjoy it like you two do. I get distracted. I get bored. Because it is boring.’


Cleo shook her head, sadly. ‘You’re scared of ruining your nails.’


‘If you knew how much I spent on these nails, you’d be the same,’ I retorted. ‘I have to look groomed for work.’


‘These nails are capable of a hard day’s work.’ She brandished her own flawless manicure.


‘You don’t do any actual scrubbing,’ I pointed out. ‘You’re more likely to break a nail phoning a client to explain their cleaner’s late.’


‘Girls! Don’t fight!’ Mum hated us squabbling. It seemed to upset her in a disproportionate manner for something that came very naturally to me and Cleo.


Again, family disclaimer: Mum’s own mum and younger sister Kirsty died in a road accident when she was a teenager. It was something we never talked about. When I was about six, after a particularly petty spat over a Toblerone that ended with me telling Cleo I wished I didn’t have a sister, her saying I wasn’t her sister, I was a fat pig that had been rehomed by the farm for being too disgusting, and Mum fleeing the room in tears. Dad sat us both down and told us, in an urgent, serious voice that we’d never heard before, that the reason Mummy hated to see us fight was because her own sister was dead, and she would do anything to have Kirsty back.


That shocked us into silence, I can tell you. We wanted to apologise immediately, and ask a million questions but Dad made us promise not to. It would upset Mummy too much, he said. The best thing we could do was never to mention her again. So we didn’t, to the point where Cleo and I sometimes forgot Mum had ever had a sister. As a self-centred teen, I did sometimes wonder what it would be like if Auntie Kirsty was still around (to provide us with cousins, and/or holiday spending money) but I didn’t want to discuss it with Cleo, in case Mum somehow overheard and was sad. Better to say nothing.


There was just one photograph of Kirsty, which I’d found tucked into a battered student cookbook of Mum’s. At first glance, I assumed it was a photo of me and Cleo: two little girls a year or two apart, one dark-haired, one blonde, both in sunglasses, sitting on a tree stump – we had so many photos like that at home. But on the back someone had written: Melanie and Kirsty, Keswick 1981. I’d wondered if it had hurt Mum to see her own daughters make such a similar matching pair, one dark, one blonde. I showed Cleo, then hid the photograph in my diary, a secret.


‘Don’t be like that.’ Mum patted my arm, always peacemaking. ‘Cleo was just suggesting that she and I might come round and help you. Settle you in.’


‘Was I?’ Cleo rolled her eyes. ‘I don’t think I was …’


‘Well, that is very kind of you both,’ I said. ‘But not necessary. I won’t be staying here long, it’s just a stopgap.’


This was cutting off my nose to spite my face, big time, but there was something about the way Cleo and Mum seemed to confuse a degreased oven with higher moral authority that rubbed me up the wrong way. They both had a habit of making me feel about twelve, although to be fair, I think only Cleo enjoyed doing it.


‘Anyway,’ I said, changing the subject to something Cleo loved talking about even more than cleaning, ‘what’s the latest with Orson’s football team?’


‘I wondered when someone was going to ask,’ said Cleo, and launched into a detailed account of Orson’s county U15 trials while I ate three chocolate digestives in a row, and wondered if either of them would ever ask me how things were going for me at work.


They would, I thought, as the conversation moved on to Wes’s eczema, when the Secret Project finally came good. If Mitch Maitland’s message was anything to go by, before long Cleo wouldn’t be the only entrepreneurial success story in the family.
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~ To clean vases, swirl some uncooked rice around in the bottom with warm water to loosen any dried-on leaves, then pour hot water over a dishwasher tablet and leave overnight.


I’d met Mitchell Maitland when he chose Marsh & Frett to market his high-end development of an old boarding school on the outskirts of the town.


He’d ‘interviewed’ four agencies before deciding who would be entrusted with the sale and my boss, Dean, had gone all out to make sure Mitch (and his invisible business partners Nihal and Allen, whom we never saw but who apparently ‘handled the financials’) anointed us as the delivery partners. Glossy brochures, ambitious PowerPoint presentation, croissants and macaroons, and a designated 24/7 team – of which I was but one of four assigned agents. There were only ten of us in the office full-time, including the receptionist, so this was quite a statement.


‘I want you to sit in the meeting, but say nothing,’ Dean warned me, as we filed into the glass-walled conference room. He would be leading the meeting as the senior partner, flanked by Diana, his executive assistant/office manager, who’d be taking notes, and Johnny, the red-trousered, red-cheeked agent who handled any house that came with a paddock or a tennis court. Plus me. I wasn’t exactly junior, but I’d only been working there eighteen months – although in this time I’d already made more sales than Johnny had in four years.


I’d opened my mouth to point out that maybe everyone should say something, just to show we weren’t there for decoration, but Dean narrowed his eyes and added, ‘And I mean nothing, Robyn. Let me do the talking, OK?’


It’s not in my nature to let everyone else do the talking, but for once I did. To be honest, Mitch Maitland was so unnervingly good-looking that I clamped my mouth shut for the first ten minutes because I knew from experience that whatever came out of it would be embarrassing for at least one of us. As Mitch sat back and waited for us to commence jumping through hoops, I had to force myself to look at Dean, then Johnny, then Dean in turn, just to stop myself staring at him. Mitch had one of those Confident People smiles that make you smile back automatically, and I didn’t want to look like the office bimbo who’d been brought in to smile at the client.


I’d distracted myself by mentally casting him in the biopic of my life, a satisfying daydream I’d honed over many years, one which had the advantage of giving my face an authentically ‘engaged’ expression while people droned on in meetings. Mid-period Tom Cruise, I decided. Or Ryan Reynolds with dark hair. Someone comfortable in his own skin. The real Mitch was about my age, mid-to-late-­thirties (I liked to keep it vague), no wedding ring, suit jacket slung over the back of his chair so the label – from a tailor, not Next – was visible. He kept glancing over at me while Dean was being terribly earnest about client satisfaction and environmental auditing, raising an eyebrow as if to say, ‘Don’t I know you from somewhere?’


I’d got used to that. It inevitably prompted the soul-­destroying exchange – ‘Yes, from The School for Detectives … ha, ha … No, nothing since then … Yes, I always wanted to be an estate agent … No, I didn’t meet [insert celebrity of choice] …’ Urgh. I had, though, recently taken steps to nip it in the bud by giving strangers a different reason to ‘remember me from somewhere’, and I crossed my fingers that Mitch was recognising me from my online viewings.


Diana noticed us exchanging glances and frowned at me to stop, but Mitch winked. And when Dean finally paused for breath, Mitch pointed at me and said, ‘I’ve got to ask, you’re the “Say Yes to the Address” girl, right? Our office manager will not stop showing me your TikToks!’


That was my cue. I improvised about my marketing vision for the development: how I could walk potential buyers around the apartments, tailoring my approach for different platforms and user profiles, creating the warm, unscripted, customer- led marketing that had boosted our viewing requests by over 200 per cent since I’d started our channel.


‘If you want to be in them too, I don’t mind working with extras!’ I added, and he laughed, generously, and relaxed back in his chair, as if the meeting had suddenly taken a turn he approved of.


Afterwards, Dean had grudgingly admitted that I might have swung it for the agency. Diana asked me if I could forward her the social media analysis I’d mentioned; obviously I said I would, but didn’t add, just as soon as I’ve done it. Johnny asked me what TikTok was, so I told him it was a dating app for clock enthusiasts (I literally heard him on the phone later, urging his dad to sign up).


When we got the call from Nihal to say we’d been selected as the launch agency for the development, Diana was instructed to go out and purchase the coldest, most reasonably priced champagne available on Longhampton High Street. And when Nihal’s follow-up email requested that I was to take the marketing lead, working closely with Mitch, I got a reluctant pat on the head from Dean and, crucially, what amounted to a promotion – a desk further away from the front door.


We completed on all ten apartments ahead of the target date, every single one over the asking price. I negotiated four of them myself. I also got to spend at least five hours a week with Mitch Maitland and, exactly as I’d hoped, that initial click soon developed into the kind of flirty friendship that always felt – to me, anyway – just one after-work drink away from tipping into something more. Mitch was fantastic company, funny and well-connected, and the more he talked about the process of property developing, the more I wanted to know. Spotting opportunities, briefing architects, marketing the projects – it sounded fascinating.


‘I think you’d be a natural,’ he told me. ‘You understand people, you understand property. The rest is just paperwork.’


Which wasn’t exactly my strong point, but Mitch didn’t need to know that.


‘I really appreciate you making time to have a look at this place with me,’ said Mitch as we swept up the drive to Lark Manor in his BMW. ‘I know how busy you are right now.’


‘Never too busy for you,’ I said, casually. I had earmarked the evening for the aforementioned admin blitz, but as soon as Mitch had rung to ask if he could borrow me for an off-the-record second opinion on a property, I’d abandoned that good intention faster than you could say ‘permitted development’. ‘I’ve wanted to have a nose around inside Lark Manor for so long. I call it the Turret House – you know, you can see them over the treetops as you come down the hill? Can you imagine having a bedroom up in the turret? Waking up to that view …’ I sighed. ‘There must be so many stories in a house like that. The parties, the weddings, the balls, the proposals.’


OK, so I’d been bingeing a lot of Bridgerton.


Mitch glanced across from the driver’s side, amused. ‘I love the way it’s always about the people and the stories with you, not the square footage.’


‘Isn’t that what houses are? Places for people to live their own stories?’


I said it only half-seriously, in case I needed to pretend I was joking (I wasn’t).


‘I’ve never thought of it like that,’ he said. ‘But now you mention it …’


‘Dramatic people need a house that gives them drama,’ I elaborated. ‘Staircases to flounce down, lots of doors to appear in – or slam. Statement wallpaper, quirky features. Peaceful calm houses are for quiet people, open-plan, lots of white. When I’m conducting viewings, I sometimes try to imagine who’d suit the house and then kind of … channel them while I’m going round. Clients see themselves in the house because I show them how easy it would be to live there.’


It was like acting, though I didn’t tell Mitch that. As far as I knew, he wasn’t aware of my previous life, and I didn’t want to have that ‘but I prefer property, honest!’ conversation with someone as successful as him; my failure to transition to adult acting (not adult film acting, acting as an adult – you know what I mean) was a failure any way you tried to spin it.


Mitch grinned at me as if I’d said something brilliant. ‘And that’s why I wanted your professional insight on this place. I think it’s going to require some vision.’


I smiled and discreetly stretched my new dress over my knees. It was nearly six o’clock and we were in that ambiguous no man’s land between work hours and social hours. Mitch and I had often had lunch together when we’d been collaborating on the St Anselm’s offer, but this was the first time we’d met outside the office. I wasn’t sure if it was an actual date date, but I’d nipped out and bought something fresh to change into, just in case. Unfortunately I hadn’t bothered to sit down in it in the changing room, and I really should have done.


I wriggled in my seat, feeling something sharp between my skin and my bra, and realised, too late, that I hadn’t cut out the swing tag either.


Lark Manor wasn’t on the books at Marsh & Frett. It was being marketed by a London chain with regional offices, which suggested that whoever was selling it had big ambitions. Mitch told me that he’d pulled a few strings to view it before the other local developers. Even Dean hadn’t mentioned it, and Dean liked to be first with all the news.


I’d done some covert research in the office when I should have been filing my expenses: Lark Manor was a substantial Gothic Revival mansion with several acres of gardens, ori­ginally built for a Birmingham businessman and his family. During the First World War it had been requisitioned as a hospital, then was turned into a school, then a hotel and, most recently, a meditation retreat. Thanks to the businessman’s social aspirations, it had been a focus for much county set activity in its heyday, and I’d spent at least an hour browsing through newspaper archives, planning permissions and sepia photographs of Victorian housemaids, then nurses, lined up by the orangery in their starched uniforms. By five o’clock I was desperate to see inside the turreted old pile, no matter what state it was in.


I supplied Mitch with some of these picturesque details on our way over; I had a knack for doing quick deep dives into topics, even if the information didn’t always stay in my brain for longer than twenty-four hours.


‘You realise this place isn’t exactly ballroom-ready, don’t you?’ he said, in one of my rare pauses. ‘As in, no one’s lived there for years? The last lot were hippies, and they weren’t growing oranges in that orangery.’


‘Yes, but imagine the staircases,’ I reminded him. ‘And the ice house!’


‘And the damp and the compromised foundations …’ Mitch pretended to look serious. ‘There will be mice, Robyn. They probably don’t turn into coachmen at midnight.’


‘Yeah, yeah.’ I didn’t tell him about the pet cemetery. I’d save that for later.


When we pulled up outside – I noted the satisfying crunch of gravel – the agent was already waiting by the front door with a leather document wallet under his arm, checking his phone and glancing warily at the stone griffin over the door, as if it might collapse on him.


Mitch turned to me in the half-shadow of the car’s interior and gave me a conspiratorial look; excitement fluttered in response, deep in the pit of my stomach. ‘Now, I’ve told Simon you’ll be looking round with me, but I haven’t mentioned in what capacity. Didn’t want to make things awkward for you.’


I raised an eyebrow, not sure what he meant. Was this a roundabout way of enquiring if I had a boyfriend? ‘Awkward with …?’


‘With Dean,’ Mitch clarified. ‘We might not be involving Marsh & Frett.’


‘Oh, right. Yes, of course. Dean.’


‘But if you have any questions,’ he went on, ‘about the house, the location, whatever you want to know, go ahead and ask. I’m interested in your opinion.’


The seriousness with which he said that was flattering. ‘As a conversion project?’


‘Yes, a conversion project. It’s a bit big for me on my own.’ While I was still registering that Mitch had just confirmed he was single, unprompted, he added, ‘Although if you carry on about the balls and the parties, I might be persuaded!’


Before I could come up with a suitably flirtatious answer, Mitch had slid out of the driver’s side. I heard him say, ‘Simon! Great to see you!’ followed by some matey banter and arm-slapping.


I gave it a second, to make sure Mitch was out of the car and also so my face would go back to normal, then nearly dislocated my shoulder trying to pull off the swing tag without him seeing. It came off with an ominous rip. I exited the car as elegantly as I could in a dress that, in hindsight, wasn’t really me at all and which I would now be unable to return.


Still. This was already the best day of my month so far, and I hadn’t even got to the ballroom.


It took Simon several shoves to get the front door open, on account of the original Arts and Crafts hinges, but once we were inside Lark Manor did not disappoint. Well, it didn’t disappoint me, anyway.


‘It’s not on the market yet, as you know,’ said Simon, peev­ishly brushing rust flakes off his suit. ‘But I have to tell you that we’ve had a substantial amount of interest already.’


I said that at least seven times a week, and it was rarely true. It was something you recited at the start of a viewing, like a mantra.


‘We appreciate that,’ said Mitch, and I nodded, already imagining starting my virtual tour with a close-up of the stone Great Danes a previous owner had left guarding the steps. No, further back, at the start of the sweeping stone steps. Or even further back, a speeded-up zoom along the tree-lined drive?


The front door swung open into a magnificent entrance hall dominated by an oak staircase soaring up the middle to a huge landing. I could smell dust and neglect, but I wasn’t worried; the house had that grand calm bestowed by high ceilings and lots of wood. Simon guided us into the first reception room, which I could tell had once been a much bigger salon from the way the mouldings running around the ceiling like wedding cake icing abruptly stopped; mentally I knocked the partitions back down to reveal an elegant drawing room. And then had to remind myself I was supposed to be slicing the place up into units, not restoring it to former glories.


‘As you can see there’s a ton of potential,’ Simon went on, gesturing at a luscious stained-glass window over a full-length window seat. ‘They managed to leave most of the original features, just slapped a lot of MDF over most of them.’


Mitch was rapping on the walls with his knuckles, up and down along the chimney breast. He frowned, as if performing complex mental arithmetic. I tried to look knowledgeable but I was distracted by that staircase. It was almost impossible not to imagine sweeping down it, ­Martini in hand. Or winding pine garlands round the bannisters at Christmas, tiny lanterns on every other rise. Carol singers gathered in the hall. Mistletoe.


With some effort I dragged my attention back to Mitch and Simon, and made myself listen carefully to Mitch’s questions, noting which of them Simon wasn’t answering.


We passed through a series of rooms on the ground floor – a stone-flagged Downton-esque kitchen the size of my current flat, two reception rooms with views out to the wilderness that was once formal gardens, a strange bathroom where the loo was in one corner and the basin was in the other, a boot room that smelled strongly of damp coats even though the hooks were bare, and so on. Mitch glanced at me, raising his eyebrows in question; I wasn’t sure how I should react, so I rapped a nearby wall the way he’d done. The second his back was turned, a chunk of plaster cracked off, so I hastily kicked it under a moth-ravaged chair and followed him out of the room.


By the time we were climbing the staircase to the first floor (six bedrooms, two bathrooms, billiard room, panoramic views of the park which made me want to stand by the window and murmur, ‘My darling, we must talk,’ in a low, urgent purr), I was itching to get my own deposit down on the first apartment; I placed imaginary rosebowls in a communal hall, where I’d exchange pleasantries with neighbours; I parked my car outside on the gravel; I threw balls for two bouncing Scottie dogs on the lawn, which was of course now restored to lush stripes. I’d viewed hundreds of flats in my time, and the ‘small corner of a big pile’ model had always appealed to me. All the architectural glamour of a big house but with a fraction of the bills. Obviously I had no idea how much it would cost to convert it, or how you’d do it, but I could definitely see myself selling it.


And more to the point, living in it. Although the reason­able voice in my head pointed out that apartments like these, particularly once spec’ed-up by Mitch’s designers, were way outside my budget.


I had no idea what Mitch was thinking. He was playing it cool, merely nodding at the various rooms as we passed. Then we were outside on the moss-scabbed steps again, Simon was leaving and reaching for my hand to shake. It felt good to be treated as an equal, and I liked the way Mitch said, ‘We’ll be in touch!’


We.


He waited until Simon’s car had disappeared down the drive then turned to look quizzically at me, holding the silence just long enough for my heart to start pounding. The early evening air was fresh with the smell of green leaves, excitement buzzed between us, as though we’d just discovered a hidden treasure, oh my god, I didn’t want this to end.


‘So,’ said Mitch. ‘Thoughts?’


‘Lots,’ I said.


‘How about sharing them over a glass of wine?’


I made myself check my watch – as if there was anything else I’d rather do – and said, ‘Maybe just a quick one.’


For want of a better option on the drinks front, I was forced to navigate us to Ferrari’s on Longhampton High Street, which I swear isn’t as bad as the name might suggest. It’s the kind of place your parents go for a ‘date night’, but the food’s good and it’s the only place in town where they have more than one size of wine glass.


Gratifyingly, Mitch asked for the quiet corner table in the bar, and we were soon being settled in by the head waiter with a bottle of wine and some better than average snacks.


‘What do you think?’ He popped an olive in his mouth, revealing his perfect white teeth. ‘Was Lark Manor as full of stories as you’d hoped?’


‘Definitely. Although you were right when you said it wasn’t ballroom-ready.’ I chose my words carefully, not wanting to reveal my ignorance. ‘How many apartments would you want to create?’


‘OK, so this would be a boutique development. One-two beds, period detailing, bespoke interiors … Aimed at single people, professional couples, people downsizing. We don’t just do big projects like St Anselm’s. And smaller projects mean quicker turnarounds.’


‘How quickly could you get it to market?’ I asked, thinking of the general air of dilapidation. ‘Apart from the legal side, it’s impossible to get hold of builders round here, they’re booked up for months.’


Even as I said it, I knew it was a stupid question to ask a property developer but Mitch, to his credit, answered without rolling his eyes. ‘We’ve got teams working on different projects across the country, moving them around as they’re needed. My project manager’s a miracle worker. Never lets the plumbers stop working long enough to go AWOL.’ He flicked another olive into his mouth with a cheeky glance at me. ‘Anyway, now I’ve looked at it, I don’t think it’s actually that big a job.’


‘Can you tell just from a walk-through?’ I was curious about where you’d even start on a house as big as Lark Manor. ‘Don’t you need a structural survey? I mean, there’s damp isn’t there? Everywhere? And the roof – is it even safe?’


The dark cracks in the upstairs plaster looked like subsidence even to a non-builder like me, not to mention the prospect of bringing the house up to modern safety, environmental and insulation standards. The more I thought about it, the more daunting it seemed, pulling apart the whole house to fix the bodges of the past and then rebuilding it into neat shapes.


‘Surveys always pick up something or other you weren’t expecting.’ He shrugged. ‘Can’t worry about that till then. But in terms of what we were talking about the other day, the sort of properties that you’re selling …’


I nodded. ‘There’s definitely still a market for character apartments like that. I sold one last week the same day it went online. It’s the combination of historic detail, but with modern amenities.’


‘We’d have superfast broadband, underfloor heating, car charging points, alarms everywhere …’


I nodded. ‘But with original tiles, stained glass, high ceilings. Plus, it’s the ultimate in recycling, isn’t it? Making an old house like this warm and safe and modern, capable of housing six families rather than just one. A green house, with an orangery.’


Mitch looked pleased with that. ‘That’s a great line – can I have it?’


‘Feel free,’ I said.


‘The main thing is, can you imagine yourself living here?’


‘Yes, I can.’ I nodded. ‘Very much so. And if there was anything like that on the market in my price bracket you wouldn’t be talking to me right now, I’d be measuring it up for curtains.’


‘Ah. Yes. I was going to ask how the flat-hunting was going.’ Mitch hovered the wine bottle over my glass until I stopped making ‘maybe not’ faces and nodded. ‘From the look on your face, I’d say not great?’


I sighed, but inside I was thrilled that he’d remembered. Mitch had been in the office when the final paperwork went through; he’d gone out and returned with a doughnut from the bakery opposite and a bottle of champagne, which he made me promise we’d share at the first opportunity.


‘I’ve gone into rented.’ Should I invite Mitch round to toast my new flat? I had a mortifying vision of the heaps of crumpled laundry, the stacks of unread books, the boxes of junk, and instantly discarded the idea. I rarely let anyone into my house, other than immediate family. It was too much like a glimpse inside my head.


‘Rented, eh? So you can move quickly when the right flat comes up? Smart thinking.’


‘It would be if there was anywhere to move to.’ I took the refilled glass, and sank back in my seat.


‘We need to get moving on Lark Manor, then.’ He smiled. ‘And which flat would madam prefer?’
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