
CABINET

Meeting date: 27th November 2014

From:  Corporate Director – Resources

BP4W - CARLISLE

1.0 EXECUTIVE SUMMARY

1.1 In May 2012 Cabinet approved the provision of modern office
accommodation across the County through the BP4W programme.
The principal aims of the programme are to re-engineer and improve
service delivery and staff working conditions, whilst delivering
significant efficiencies.

1.2 In March 2013 Cabinet considered a report that revised the property
solution for Carlisle through establishing two key bases of operation, a
new office on part of the William Street car park site and the Parkhouse
Building at Kingmoor Park.

1.3 Following a competitive procurement process Cabinet, at its meeting in
May 2014, approved the appointment of Eric Wright Construction as
the preferred contractor for the new Carlisle office and the completion
of a Pre-construction Services Agreement to enable the development
of a final business case.

1.4 This report presents the final business case and recommends the
award of a Design & Build contract to Eric Wright Construction to build
the new office at William Street, Botchergate, Carlisle.

1.5 The key benefits set out in this report include:

Enabling savings of £0.900m as a result of reduced revenue
(property related) costs from £1.9m p.a. (as at May 2012) to £1.0m
p.a. The £0.9m property savings alone funds the estimated
annual borrowing cost for the New Build of £0.7m per annum.

Enabling further saving through the reshaping of the Council
reflected in budget proposals currently out to consultation
involving the reduction of staff numbers. This will generate
further revenue (staffing related) savings;



Contribution to the economic regeneration of the City of Carlisle,
especially in the Botchergate area through maintaining an
economic footprint within the City centre;

Removal of a circa £13 million backlog maintenance liability
associated with the existing corporate office accommodation in
Carlisle.

Reduction in carbon output for Carlisle offices from 1,546 tonnes
to 826 tonnes in accordance with our Climate Local
undertakings;

1.6 This is set in the context of the Council needing to find approximately
£83m of further budget savings in the next three years (2015- 2018).

2.0 STRATEGIC PLANNING AND EQUALITY IMPLICATIONS

2.1 In the Council Plan 2014 -17, the Council has made a clear commitment
to being an effective and efficient organisation that delivers the best
possible services for the people of Cumbria within its available
resources, protects the vulnerable, and works with others  in the
community to shape services and help find solutions for the future.

2.2 To achieve this we will change the way we operate as a council and
become more business-like, by:

Use ICT and modern technology to improve our services.

Simplify our policies, systems and processes.

Simplify our staffing structures having lean management layers,
empowering our staff to make decisions.

Communicate in a clear and consistent way.

Work agilely across the county from modern fit-for-purpose
buildings.

2.3 To be a modern and efficient council we will:

Reshape the organisation by reviewing management structures and
reducing management costs.

Make our internal support services much more efficient.

Commission and procure services in more efficient way, reducing
duplication, improving services and meeting the wider aims of the
council.

Rationalise our property and improve office accommodation.



Change the culture of the organisation and support our members
and employees as we go through change.

Pursue opportunities for more efficient service delivery by closer
working with the other tiers of local government.

2.4 The improvement of our office accommodation supports the Council’s
aim to be a modern and efficient Council and this is supported by the
BP4W programme of office transformation and associated cultural
change.

2.5 The BP4W programme and the development of a new office in Carlisle
accords with the Council’s adopted Strategic Asset Management Plan.

2.6 Equality is an important element of this programme, ensuring that our
asset base supports the Council’s legal duties under equality
legislation and supports the Council’s equality priorities within
Equality for All (the Council’s Equality Strategy). Through the Better
Places for Work Equality Impact Assessment and ongoing dialogue
with stakeholders, equality is being constantly evaluated and
embedded as the programme is implemented.

3.0 RECOMMENDATION

3.1 Cabinet is recommended to approve the final business case for the
new Carlisle office and the award of the contract to the preferred
supplier, to complete the detailed design and build the scheme within
the agreed cost.

ADVICE OF CORPORATE DIRECTOR - RESOURCES

4.0 BACKGROUND

4.1 In 2008 Cumbria County Council agreed to the introduction of a radical
culture change programme to transform the way we work and deliver
services. This, along with the rationalisation and modernisation of the
Council’s office accommodation, is known as the Better Places for Work
(BP4W) programme.  Central to this is the introduction of more flexible ways
of working supported by better use of ICT and modern working practices.
The principal aims of the programme are to re-engineer and improve service
delivery and staff working conditions, whilst delivering significant efficiencies.

4.2 In May 2012, the results of a detailed feasibility study on the proposal for
Carlisle were presented to Cabinet.  A new office was proposed and William
St/Cecil St car parks were identified as the preferred site.  This report also
established the countywide rationalisation and refurbishment programme for
BP4W.

4.3 In March 2013, Cabinet considered a report that revised the property
solution for Carlisle through establishing two key bases of operation, the new



office on the William Street site and the Parkhouse Building at Kingmoor
Park. The resolution was to acquire the Parkhouse Building.

4.4 In July 2013, Cabinet considered a report to acquire frontage property on
Botchergate to support the development of the new Carlisle office. The
resolution was to acquire the properties on Botchergate.

4.5 In May 2014, following a competitive tender process, proposals by
contractors for the new council office on Botchergate were presented to
Cabinet, as well as a summary of the results of the tender evaluation and a
recommendation of a preferred contractor.

4.6 Cabinet noted the report and resolved that;

“the Council  enter  into  a  pre-construction  services agreement with the
successful contractor identified in the report for 6 months to develop the
detailed design, secure planning consent and provide a final cost for the
scheme to build new County Council offices in Carlisle be approved.”

4.7 The requirements of the pre-construction services agreement included;

 The Council and Preferred Contractor agree the design for the
project;

 Advanced work packages are undertaken;

 All surveys, technical documents, drawings and plans are finalised;

 The Contract Sum (cost) is agreed;

 The contractor obtains satisfactory planning consent; and

 The Contractor complies with all of its obligations and commitments
as set out in the pre-construction services agreement.

4.8 It is confirmed that the above conditions have been met.

4.9 The Council’s preferred contractor, Eric Wright Construction and their team,
have developed the design in conjunction with the County Council and
submitted a planning application.  The planning application has been
considered by the Development Control & Regulation Committee on 17
November 2014 and planning permission was granted, subject to conditions.

4.10 The space requirement identified for the new office is approximately 5,000
square metres of accommodation which provides a range of space
summarised as follows:

 Flexible 450 workstation office;
 Customer/reception facility which supports self-service;
 Flexible meeting rooms of differing sizes;
 Large flexible conference room facility;
 Core server and communications rooms;
 Elected Member space;



 Corporate Management space;
 Staff welfare facilities;
 Visitor/disabled car parking.

4.11 The new office site layout, floor layouts and images are included in the
attached Final Business Case at Appendix A.

4.12 As described above the estates strategy for Carlisle is two main offices,
Parkhouse and William Street, by 2016.  Between them the two offices will
provide around 850 workstations.  The accommodation provided by these
offices is flexible enough for our needs now and in the future.

4.13 There are currently 174 car parking spaces at William Street and 207 at
Cecil Street, totalling 381 spaces.  Both sites are currently managed on a
“pay and display” basis.  It is proposed to continue this arrangement
following the development of the new office, where there will be 307 spaces
and dedicated provision for pool cars as part of our commitment to improve
travel efficiency.

4.14 The target date for completion of the new office is December 2015.  Whilst
the current programme is forecasting completion in March 2016 the
programme is being challenged with the contractor to see what can be done
to accelerate the construction process.

4.15 The above work has informed the final business case and confirms:

 a new office is required to satisfy business need,

 planning permission has been granted,

 the cost is capped at £10.4m and

 this can be funded within the budget available.

4.16 Since the original BP4W strategy was adopted significant progress has been
made in providing modern office accommodation in Whitehaven (Blencathra
House), Kendal, (Bridge Mills), Barrow (Craven House), Penrith (Skirsgill)
and Carlisle (Parkhouse) to support service delivery, dispose of surplus and
obsolete office space and make savings that can be better utilised funding
front line services. Further evidence of progress can be seen at the
Council’s County Offices campus in Kendal, where the Condor Offices and
Building & Design offices are currently being demolished and Busher House
has been vacated ready for disposal.  BP4W West Cumbria is the subject of
a further paper on the Cabinet agenda.

4.17 The BP4W programme has also supported the cultural change envisaged
and has stood the Council in good stead to face the austere financial climate
we now find ourselves in.

4.18 The reshaping of the Council and the property portfolio that supports service
delivery was a bold step and was needed to make the changes required to
long established practices and accommodation.  In the current climate of



budgetary constraint, further property rationalisation and focused investment
will ensure that the substantial additional savings required are achieved. It is
prudent to complete the wider estates strategy including Carlisle and to
invest in a new fit for purpose office that will avoid the costs associated with;

 Disparate locations;

 Expensive and time limited leased accommodation in some locations;

 Premises not fit for modern service function; and

 High reactive repair costs  on our existing building stock, which is
made up of older and more unsuitable buildings;

 High energy costs.

 Instead this new office build will help secure savings through;

 Efficiency generated by consolidation of premises and hence staff;

 Reducing our carbon output for Carlisle offices from 1,546 tonnes to
826 tonnes in accordance with our Climate Local undertakings;

 Establishing modern service delivery solutions in key locations;

 Implementation of Cultural Change;

 Office accommodation being flexible and fit for future service
requirements;

 Better ratio of spend between Reactive maintenance (revenue
expenditure) and Planned maintenance (capital investment); and

 The disposal of surplus property to generate capital receipts.

4.19 The construction of the new office will also be an enabling factor to support
the further reshaping of the Council reflected in the budget proposals
currently out to consultation.  Examples include:

 Further reduction in management costs across the Council (£7.65m)

 Further management reduction in Children’s Services and developing
district based delivery (£0.93m)

 Reshaping Resources (£2.60m)

 Business Support review (£2.00m)

4.20 In addition to the above objectives, the investment in a new office in Carlisle
will have a regenerative impact in Botchergate, stimulating private
investment, the effects of which are already starting to show around the
chosen site, with investment in Stanley Hall and a review underway by the
owner/developer of property at South Henry street, which has planning
permission for apartments and retail units.



4.21 The regeneration benefits of the new office are not limited to the area around
the site. By vacating the offices at Portland Square and the Courts, the
County Council will help to attract further investment in these prominent
areas of the city.  This will also help to ensure investment in the City’s
heritage.

4.22 In addition consultants Knight Frank have advised that the investment in the
new office will provide;

 Temporary Construction Impact – estimated circa 160 construction and
 construction related jobs;

 Direct and Indirect employment impacts in this part of the City;

 Increased footfall resulting in a vibrant day-time Botchergate;

 Improved place making and public realm; and

 Learning and apprenticeship opportunities for local children and job
 seekers.

5.0 OPTIONS

5.1 The options available to members are;

(a) To endorse the business case for the new office and approve the award
of the contract to the preferred supplier, to complete the detailed design
and build the scheme, within the agreed cost.

(b) Not to award the contract and either retender or cancel the project.

5.2 Option (a) is the preferred option. The final proposal meets the Council’s
needs and the award of contract will enable the preferred contractor to
construct the new offices by early 2016, enabling efficiencies to be
generated in the Financial Year 2016/17 onwards.

5.3 The proposed new office will help to meet the Council’s business need for
modern, fit for purpose office accommodation in Carlisle.  The business case
for building a new office stands and can be funded within the funding
envelope. The new office will support the Council’s objective of being an
effective and efficient organisation that delivers the best possible services for
the people of Cumbria within its available resources, protects the vulnerable,
and works with others in the community to shape services and help find
solutions for the future.

5.4 Option (b) would have a significant impact on both the programme and cost
of the project and would not allow the efficiencies to be generated as
included within the council’s Medium Term Financial Plan and the BP4W
programme. This option is not recommended.



5.5 Agreement to Option (a) in this report will increase the financial
commitments with the Council’s preferred contractor through the Design and
Build contract to £10.4m.

6.0 RESOURCE AND VALUE FOR MONEY IMPLICATIONS

6.1 The County-wide Better Places for Work Programme Budget and sources of
funding (prudential borrowing and capital receipts) was approved by Council
at its meeting of 21 st June 2012. This followed the meeting of Cabinet in May
2012 where Cabinet received the Better Placed for Work report – County
Wide outline programme and Carlisle New Build Feasibility report and
resolved that the option to Rationalise and Refurbish the Estate with a New
Build in Carlisle be approved. Subsequent revisions of the Programme have
resulted in the revised capital budget of £18.744m being confirmed by
Council at its meeting of 19 th June 2014.  This is funded by capital receipts
(estimated at £6.5m) external contributions and borrowing approvals from
schemes collapsed into BP4W (£2m), and borrowing for the programme
(£10.3m).

6.2 In relation to the Carlisle element of the Programme, when the new build is
complete revenue (property) costs in Carlisle will reduce from £1.9m p.a. (as
at May 2012) to £1.0m p.a. giving an annual saving of £0.9m p.a.

6.3 If the New Build was financed from estimated capital receipts of £2.4m and
the resultant £8m borrowing, the annual cost of borrowing pa over 25 years
is £0.700m pa leaving £0.2m potential savings. However capital financing
decisions are based on a capital programme wide scenario to minimise
borrowing costs as reflected in the Treasury Management Strategy agreed
by Council annually.  The BP4W model assumes a level of prudential
borrowing at a point in time and for a 25 year (standard) loan period.

6.4 Council agreed in June 2012 to allow for £10.314m of prudential borrowing
for the whole BP4W programme, with the rest being funded from capital
receipts and external contributions.

6.5 The May 2012 Cabinet report set out that doing nothing would require a
substantial investment in [unbudgeted] backlog maintenance; circa £13m in
Carlisle.

6.6 In addition the scheme enables further saving opportunities to be realised by
working differently as evidenced by the £4m Better Places for Work annual
revenue savings achieved to date and reduces the carbon output in
accordance with our Climate Local undertakings.

6.7 In May 2014 Cabinet agreed to enter into a pre-construction services
agreement with the successful contractor for 6 months to develop the
detailed design, secure planning consent and provide a final cost for the
scheme to build new County Council offices. The May 2014 Cabinet report
provided an estimated cost of the preferred contractor’s bid at £10.4m within
the total capital budget for the Programme.



6.8 This report seeks Cabinet approval to award of a Design & Build contract to
Eric Wright Construction Ltd to build the new County Council offices at a
target cost capped at £10.4m; this remains within the agreed capital budget
for the Better Places for Work Programme. Costs in excess of this figure will
be borne by the contractor.

6.9 A total of £0.451m has been spent to date on feasibility and pre-construction
works. If Cabinet does not approve the contract and chooses to not retender,
the feasibility and pre-construction work will need to be written off to the
revenue account and effectively funded from General Reserves.

7.0 LEGAL IMPLICATIONS

7.1 Approval of the final business case is a decision of the Cabinet, as is the
decision to award a contract.

7.2 The appointment of the Contractor is at Cabinet’s sole discretion it is a
condition precedent to appointment (contained in the Pre-Construction
Services Agreement (PCSA)) that the final business case has been
approved before any notice to proceed with the contract is issued by the
Council.  Cabinet should be satisfied that other conditions precedent
contained in the PCSA have been satisfied.  These are, that the contract
sum has been agreed, the design and technical documents have been
agreed, the Contractor has obtained a satisfactory planning consent and that
the Contractor has satisfied all obligations set out in its tender document.
Cabinet is not obliged to proceed to award the contract and the PCSA
makes provision for payment of the contractor in this event.

8.0 CONCLUSION

8.1 Delivery of the new Carlisle office is key to delivering the BP4W programme
in Carlisle, supports the reshaping of Council services and delivery of the
priorities included in the Council Plan 2014 – 2017 and in addition will have a
regenerative impact on the area surrounding the site and beyond.

8.2 The award of a Design and Build contract for the construction of the new
Carlisle office is recommended as the most economically advantageous
solution and is within the budget allocated for the scheme. The approved
capital programme includes funding for the project and meets the Council’s
required cost, quality and programme.

Dominic Donnini
Corporate Director - Resources

APPENDICES



APPENDIX A – New Carlisle Office - Final Business Case (Part II)

Electoral Division(s): Castle

*  Please remove whichever option is not applicable

Executive Decision Yes*

Key Decision Yes*

If a Key Decision, is the proposal published in the current Forward Plan? Yes*

Is the decision exempt from call-in on grounds of urgency?  No*

If exempt from call-in, has the agreement of the Chair of the relevant
Overview and Scrutiny Committee been sought or obtained?

  N/A*

Has this matter been considered by Overview and Scrutiny?
If so, give details below.

 No*

Has an environmental or sustainability impact assessment been
undertaken?

Yes*

Has an equality impact assessment been undertaken? Yes*

N.B. If an executive decision is made, then a decision cannot be implemented until the
expiry of the eighth working day after the date of the meeting – unless the decision is
urgent and exempt from call-in and the Corporate Director has obtained the
necessary approvals.

PREVIOUS RELEVANT COUNCIL OR EXECUTIVE DECISIONS
[including Local Committees]

TITLE: Better Places for Work – Carlisle Options: July 2011

TITLE: Better Places for Work Carlisle Site Assessment and Appraisal:
December 2011

TITLE: Better Places for Work County Wide OUTLINE Programme and Carlisle
New Build Feasibility: May 2012

TITLE: Better places for Work – County Update March 2013

TITLE: Better Places for Work Update: July 2013

TITLE: Carlisle New Office – Appointment of Preferred Tenderer: May 2014

TITLE: Strategic Asset Management Plan 2011-2021



CONSIDERATION BY OVERVIEW AND SCRUTINY

Not considered by Overview and Scrutiny.

BACKGROUND PAPERS

None

RESPONSIBLE CABINET MEMBER

David Southward, Cabinet Member for Economic Development and Property
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sean.reed@cumbria.gov.uk  , 07825103595
Allan Harty, Programme Manager (BP4W)
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 Andrew Turner, Senior Programme Manager
 (Carlisle Office Project Manager)

andrew.turner@cumbria.gov.uk , 07766578143


