Appendix J

Summary of 2016/17 Capital Investment Appraisals

Ref Scheme Description Lead Officer Bid | Pages
£000
2016-01 Yeovil Innovation Centre Car Park Facilities | David Julian 120 2-12
2016-02 Ham Hill Road Improvements Katy Menday 19.2 13-22
2016-03 Enhancement works to Council Portfolio Garry Green 226 23-33
2016-04 Upgrade of Joanna France Building, Bill Lynda Pincombe 26.7 34-55
Whistlecroft Athletics Arena
2016-05 Grant to Grass Royal Play Area Rob Parr 10 55-62
2016-06 Access all Areas Footpaths on Open Stephen Fox 127 63-71
Spaces
2016-07 Octagon Theatre Stage Lighting Dimmer Adam Burgan 64 72-79
System
2017-08 Yeovil Innovation — Extension David Julian 1,292 80-98
2017-09 Investment in Market Housing Colin McDonald 2,400 99-107
Transformation 2,500
Top up Area Capital 100

Total 6,884.9
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1 Purpose

This application seeks capital funding for the creation/ construction of sixty (60) new
permanent car parking spaces and ancillary works at the Yeovil Innovation Centre.

2  Project Outline
The project will provide 60 additional car parking spaces at Yeovil Innovation Centre. The
project will also include additional safety features such as safety lighting and a securely
controlled access gate.

This project is highlighted in SSDCs Investing in Infrastructure programme. This
programme was prioritised by elected member workshop with YIC as the top priority
project. The programme was formally approved by SSDC District Executive Committee in
October 2014.

The programme of work for this bid forms the initial phase of the YIC phase 2 project. The
provision of additional car parking will be essential, but has been brought forward here as
car-parking has already reached capacity and now causes problems on a daily basis.

The improvements requested in this bid and the forthcoming phase 2 YIC expansion fit (or
enable) SSDC corporate objectives and wider corporate policy objectives as follows:

SSDC’s Council Plan 2012-15 includes:

e provide targeted support for start-ups and small businesses and those with the
aspiration to expand

e promote business diversification and innovation to increase the value of local
employment.

SSDC'’s ED Strategy:

e develop low carbon opportunities and provide the conditions for innovation and
entrepreneurship.

e support the LEP in encouraging new businesses in the low carbon sector to start up or
grow their market.

Somerset Growth Plan identifies:

e ‘Aerospace, advanced manufacturing and low carbon energy’ with key centres for
growth including Yeovil.
e ....and a core part of the vision and a priority for investment.

HOTSWLEP’s Economic Plan/ Growth Deal:

¢ highlights aerospace as a “transformational opportunity” for the South West

Central government policy:

e recognises the sector as a national growth opportunity and the National Industrial
Strategy for Aerospace, ‘Lifting off — Implementing the Strategic Vision for UK
Aerospace’
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2.1

2.2

2.3

e future government support will focus on aerodynamics, propulsion, aerostructures and
advanced systems.

Authority Responsible

SSDC as owners of the site and the operator at YIC are the responsible body. HCA who
retain a charge on the title of the land have granted permission for SSDC to undertake
these works.

Background

The provision of additional car parking at the site is outlined in the report Investing In
Infrastructure — prioritising our project, as presented to District Executive Committee in
October 2014. Innovation Centre Phase 2 was the highest prioritised project in the report
and included the pre-requirement to sub-divide the remaining anchor tenancy space
(around 3000 sq ft) in the building and the creation of 60 additional car parking spaces. As
new tenants have now leased the remaining large anchor tenancy space, this capital
funding is requested only for the creation of additional car parking spaces

The tenant occupation of Yeovil Innovation Centre has followed the trajectory broadly
outlined in the initial feasibility plans with 28% occupation in the first year, 45% occupation
by year 2 and approximately 65% occupation by year 3. Currently the YIC is 83%
occupation and will be 98% occupation when the new tenants move in to the anchor space
on the second floor.

It had been predicted that car parking would become a problem at YIC as the occupancy of
the building increased. Temporary car parking bays were created in 2011 to increase
capacity, but this had only ever been intended to provide a stop-gap solution. By 2014/15 it
was clear that the car parks had reached capacity at peak times- especially if additional
meetings or conferences were being hosted at the premises. At peak times car parking
does overspill into the field or into Copse Road- and neither of these scenarios are
desirable or sustainable.

It is anticipated that as YIC reaches peak occupation in 2015, the limited car parking
capacity will become a serious issue. Furthermore, the expansion of YIC into its second
phase will see the existing car parking facilities become seriously inadequate.

The car new park site will be in close proximity and slightly to the south west of the existing
building. Effectively it will replace the existing temporary car park and will also take a
portion of the abutting the green field area.

Project Objectives
The outputs for the project will be:

e to create sufficient car parking spaces for existing and future tenants and their
visitors, and,;

e providing increased security for current and future tenants by having an electronic
gated access.

The project objectives cannot be dissociated from the primary objectives of YIC:
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e increasing the number of business start-ups in South Somerset,

e improving the survival and growth rates of knowledge based business in the region,
e generating high value local employment opportunities, and,;

e helping diversify the local economy.

2.4 Project Scope

2.5

2.6

Inclusions

The costs include the creation of 60 car parking spaces, associated drainage works,
excavation, consolidation, surfacing, making of bays, safety lighting and modifications to the
existing car park gates to control site access and eliminate unauthorised incursion.

Exclusions
Any works beyond the defined car parking and entrance area

Constraints and Decisions

If funding is not granted there is a reputational danger associated with the lack of parking at
a key economic facility in Yeovil. Risks associated with this project are detailed in the table
below. This project already has planning permission.

Figure 1. Project location at Yeovil Innovation Centre

Interfaces
Not applicable

Quality Expectations

These will be defined by the UK statutory regulations that apply to the design and
construction of a permanent car parking area.

Carbon Management

Improved car parking capacity will reduce the amount of vehicular movement around the
building. Currently at peak times cars will circulate looking for car parking spaces and
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eventually move out to Copse Road to park. This would reduce unnecessary carbon
emissions associated with vehicular parking manoeuvres.

Consideration has been given to porous parking, but we are concerned about trip hazards
for shoe heels and the seepage of mud/ stone particles into the building. The current
porous car parking surfaces have proved problematic in terms of carpet cleaning in the
foyer and the actual car parking surface has deteriorated very quickly.

We have provided a secure parking area for cycles and there are shower facilities at YIC,
but cycling and walking has not proved a favoured mode of transport in the 6 years of the
operation so far. Only 6 of a total 140 employees in the building either regularly walk or
cycle to work. Employees seem to prefer negotiating the parking issues that switch their
mode of transport. Car share has been encouraged in the past.

Public transport is an issue around Lufton, with only two designated bus stops and a
continually reducing service.

Most visitors and business travel from further afield in the district and beyond and
both our train and bus services are completely inadequate.

In many ways the request for additional parking mirrors the recent situation and need at
Brympton Way. This is a very well used and largely inadequate car park for which SSDCV
has sole responsibility.

Initial Business Case

Reasons

YIC phase one has seen the level of tenancy expand to approximately 85% in terms of
floor-space occupancy since it opened.

Date Number of units
occupied

2009 9

2010 14

2011 20

2012 25

2013 28

2014 30

2015 34

This table indicates the increasing occupancy levels (even with a turnover of businesses
who have grown and moved out of the centre.)
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Car parking spaces are directly impacted by YIC occupancy, with the car park believed to
have reached its maximum capacity at around 75% of YIC occupancy. With occupancy
expected to hit an unexpected peak of 98% in October 2015.

In plain terms the current car parking facilities are at full capacity. The resultant overspill
onto Copse Road or the YIC field neither are desirable or sustainable.

The need for a more secure gated entry system has been necessitated by a number of
traveller incursions onto the site. Each incursion is counter-productive to the business
ambience of YIC and necessitates extra patrols and presence of our security company.
Two incursions have resulted in unplanned costs totalling over £3,500

3.2 Anticipated Benefits
e Increased Car Parking capacity for YIC
e Safer, better lit, better surfaced parking facilities
e Improved appearance of site
e Improved security of site
¢ Reduced trampling of mud into YIC in Winter
e No overspill of car parking into Copse Road
e Greater tenant and visitor satisfaction
¢ More professional ambience
e Pre-requisite to the phase 2 expansion of YIC
3.3 Options
e Temporary car parking surfaces have been tried but do not provide a long term solution.
e Grass area car parking only possible in dry weather.
3.4 Key Project Information Summary
3.4.1 | Expected Duration Of Project
Start date: Spring 2016
Other Key Milestones with Dates:
Expected Completion Date: Summer 2016
3.4.2 | Estimate of Officer Time Required: -

Officer’s Title Estimate of Officer Agreement
Officer hrs available? | of Officer?
Y/IN
Y/N
Economic Development Officer 10 Yes Yes
Property & Eng Services Manager 30 Yes Yes
Senior Building Surveyor 15 Yes Yes
YIC staff in general 20 Yes Yes
Comment by Property Services: Property services have designed the scheme

and gained planning permission. They will put
the work out to tender and project manage
the scheme.

Comment by Information Systems Not applicable

(if new IT system):
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Comment by Green Team:

If successful would like to see use of:

- Sustainable & porous materials
- Locally sourced materials

Consideration of surface to be applied
considering possible additional building works
at the site.

Cycling provision, including additional cycle
parking should be considered to encourage
use or bikes instead of cars.

Preferential car share spaces. Consideration
for installation of an electric charge point.

Encourage planting of native hedge and trees
to compensate for loss of grass land.

Comment by Equalities Officer:

Project must provide additional parking bays
for disabled visitors as close to the building
as possible. ‘Access For All' have offered to
provide comment on plan. Additional parking,
and removal of the overspill area will improve
accessibility particularly for those with
mobility issues. Safety lighting and the
securely controlled access gate will provide
protection and access support to all groups

3.4.3

Risk Assessment

Risk

Steps taken to mitigate Risk

Financial - overspend

Project fully costed and will be project
managed by SSDC Property Services.

Project timetable over-run

Weather dependent, but late Spring through
Summer are the ideal months.

Current lack of parking space

Already at capacity, will become exacerbated
in the future.

Expansion of existing YIC

There is a funding application being
considered (GD3) that may see the centre
expanding.

If this is successful we need to align the
timetable for car park work with the
expansion of the building

Poor current provision for disabled
parking

Currently adequate, but only just so.
Improvements would enable better provision
closer to the building

Current temporary parking surfaces are
an accident risk

There is not a ‘don’t do anything’ option. The
current surfaces have deteriorated creating
sliding hazards for pedestrians and vehicles
and we are responsible for mishaps
associated with poor infrastructure.

Lighting and surfacing are currently adequate
but not good. There are safely considerations
in this application.
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Risk of traveller incursion and

unauthorised use of car park is high. We

Gated entry would reduce long-term costs,
improve security of the site and

reduce

have had 3 costly traveller incursions in | ¢a@sual and unauthorised parking (which
recent vears occasionally happens with overspill from
y other businesses on the Lufton.estate.
4 Financial Investment
4.1 Financial Investment — Capital Projects
4.1.1 | Total Costs and Funding — Capital Project
Funding Body £ 000
SSDC Capital: - District Executive 120
Total Capital Cost 120
4.1.2 | Breakdown of main areas of cost
201516 | 2016/17 | 2017/18 | 2018/19 | 2019/20
£000 £000 £000 £000 £000
Additional car parking spaces 110
Installation of a gate 10
Totals 120
4.1.3 | External funds to be received
Secured? | 2015/16 | 2016/17 2017/18 | 2018/19 | 2019/20
YIN £000 £000 £000 £000 £000
N/A
Totals
4.1.4 | Revenue Implications of Capital scheme
Cost 2015/16 | 2016/17 | 2017/18 | 2018/19 | 2019/20
Centre £000 £000 £000 £000 £000
Loss of interest @ 3.15% | FT922 3.8
(PWLB 10yr rate 10.7.15)
(Savings in expenditure)
Revenue Costs by
Individual Budget: (List)
Revenue Income
Total Revenue Expenditure / 3.8
(Net saving)
Cumulative

Any additional revenue expenses e.g. lighting and 3-yearly re-lining works will be met from
existing revenue budgets. No additional budget will be required.
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4.1.5 | Whole Life Costing
Estimated useful life of asset (years) 15
Total Revenue Costs Year 1to 5 - (single re-line on year 3) £250
Electricity @ £200 pa £1,000
Annual Revenue Cost after year 5 - (Re-line on year’s 6, 9 and 12) £750
Average per year @ £300 £2.000
Total cost over whole life of asset £4,000
4.1.6 | VAT Implications
YIC is opted to tax for VAT purposes, so any VAT incurred on this project is fully
recoverable.
4.1.7 | Impact on Band D
Additional spend £120,000
Lost interest at 3.15% £3,780
Divided by tax base £57,143
Cost per band D tax payer 0.06p
5 Project Organisation
5.1 Provisional Project Management Team
Name Role/ Title
Martin Woods Project Sponsor
David Julian Project Manager
Gary Green for SSDC User Representative
Not yet procured Supplier Representative
5.2 Interested Parties
Name Reason Action required
HCA Charge on land title Permission received
Adjustment to capital share in project (see below)
SCC Co- funder of main | Adjustment to capital share in project (see below)
YIC project
6  Other Useful Information

This SSDC capital investment will increase the overall investment that SSDC has made in
the YIC project since 2007. As the other funding partners (SCC and HCA) will not be
making any further capital contributions, SSDC’s overall share of the YIC project will
increase in comparison to SCC and HCA. This means that SSDC is entitled to take an
increased share of any profits accrued. This investment will be repaid through the YIC
revenue income, although the repayment period will be long-term and dependent on the
level of future income.
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2.1

2.2

2.3

2.4

Pu rpose
Approval of funding to repair the private road at Ham Hill Country Park.

Project Outline

The Countryside Service are seeking to replace three sections of tarmac road on the
private roadway at Ham Hill Country Park as they are in a very poor state of repair.

The road is a key access point to facilities and parking at the heavily used Country Park.
SSDC is committed to maintaining the Country Park for residents and visitors.

Focus Two: Environment
¢ Maintain our country parks, optimising the use of external funding.

Focus Four: Health and Communities
e Maintain and enhance the South Somerset network of leisure and cultural facilities,
optimising opportunities for external funding to promote healthy living.

Authority Responsible
SSDC are responsible as detailed below.

Background

Ham Hill has been designated as a Country Park since 1975. As a free to access
countryside site an access infrastructure was built at the time of designation and has been
modified and repaired over the intervening years. The main road running through the
Country Park (Camp Road) is Highway and maintained by the Highways Authority.
However the loop road that serves the Northern Spur quarry, Prince of Wales public house,
public car parks, Ranger’s Office and public toilets is privately owned and responsibility for
its maintenance falls to SSDC as the tenants of the Duchy of Cornwall (the landowner).

The road experiences heavy vehicular use throughout the year, this is comprised mainly of
country park visitors, and also pub visitors and deliveries and on some stretches, vehicular
traffic to the quarry. A significant number of large pot holes have appeared over the years
and these have been repeatedly patched by the ranger team using appropriate materials.
The road is now in such a poor state of repair in 3 areas that further patching is not feasible.
SSDC have now paid out twice to claimants for repairs to their vehicles after they damaged
them on potholes in the road.

Project Objectives

e By repairing the road, access to the country park will be retained and improved for both
vehicles and those on foot, using wheelchairs and mobility vehicles and pushing
pushchairs.

o The completed project will be maintained by the on-site countryside ranger team.

Project Scope

Inclusions

Replacement of three areas of tarmac at:
e The main entrance / exit to the Highway
e The access road to the Ranger’s Office
e The narrow stretch between the large quarry gate and Prince of Wales pub car park



Project Brief Project No. 2016-02

Exclusions
All required works are included here.

Constraints and Decisions

Under the terms of the management agreement with the Duchy of Cornwall SSDC are
obliged to maintain the country park access road in an acceptable state of repair. This we
have been trying to achieve for many years but it has now gone beyond a point where the
rangers can maintain it. To ensure that we fulfil the terms of our agreement this works
needs completing. If we postpone works any longer we run the risk of increasing claims
against SSDC for damage to the visiting public’s vehicles. In addition to providing vehicular
access, the roadway is heavily used by visitors on foot and in mobility vehicles, and the
poor state of repair poses an increasing hazard.

2.5 Quality Expectations

SSDC Engineers have been consulted and visited site to assess this proposed repair
scheme. The engineers will work with the countryside service to deliver the repairs.

2.6 Carbon Management
No issues arising from this bid.

3 Initial Business Case

3.1 Reasons

There have been a growing number of complaints over the past few years from motorists
accessing, and using the private roadway, with regards its poor state of repair. In busy
periods cars are forced into significant pot holes when trying to pass each other on the
narrow routes, and claims from motorists for damage to their vehicles have been processed
and paid through SSDC Insurances.

The poor state of repair of the road gives a very poor first impression of an otherwise well
maintained Green Flag Award winning park. Over the past 4 years inspecting Green Flag
judges have all commented on the poor state of the road and recommended repairs.
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The on-site rangers receive a steady stream of verbal complaints from visitors about the

ongoing poor state of the route.

SSDC are obliged under the terms of their management agreement with the landowner, the
Duchy of Cornwall, to keep the road in a good state of repair. As both the Duchy of
Cornwall and Prince of Wales Public House have an interest in the road they were asked

for a contribution toward works. Both parties

have offered £400.

3.2 Anticipated Benefits
¢ No further financial insurance claims against SSDC for damage to visitor’s vehicles.
o Improved Green Flag inspection reports.
o Better access for all visitors whether in vehicles, on foot or in wheelchairs.
3.3 Options
The most cost effective way of achieving this project is through use of a specialist
contractor with management by SSDC Engineering and Countryside
3.4 Key Project Information Summary
3.4.1 | Expected Duration Of Project
Start date: October 2016
Other Key Milestones with Dates:
Expected Completion Date: November 2016
3.4.2 | Estimate of Officer Time Required: -

Officer’s Name Estimate of | Officer Agreement
Officer hrs | available? of Officer?
Y/N YIN
Countryside Manager 10 Yes Yes
Engineering & Property Services Manager | 20 Yes Yes
Countryside Rangers Ham Hill 22 Yes Yes

Comment by Property Services:

Resources available within the Property &
Engineering Services Team to deliver this
programme in the timescales shown.

Comment by Information Systems
(if new IT system):

N/A

Comment by Green Team:

If successful would like to see use of:

- Sustainable materials but suitable
for HGV use.
- Locally sourced materials

Comment by Equalities Officer:

By repairing the road, access to the country
park will be retained and improved for
vehicles and those on foot, bicycle,
horseback and those using wheelchairs,
mobility vehicles and pushing pushchairs.




Project Brief

Project No. 2016-02

3.4.3

Risk Assessment

Risk

Steps taken to mitigate Risk

Project fails to meet deadlines. Work
needs completing in winter months to
avoid busiest months on site.

Businesses reliant on road for access are
unaware of works and are negatively
affected by works.

Complaints from general public due to
disruption during works

Loss of financial contributions from

stakeholders.

Risk to general public and businesses
throughout works.

Costs increase once quotations received
based on detailed specifications.

SSDC Officers programme and attend site
meetings to ensure deadlines met and
contactor secured and running to time.

Quarry and Pub landlord consulted and agree
to works in advance of scheme progressing.
Works are phased to allow business
continuity. Busy Summer and Christmas
periods avoided. Countryside Manager and
Rangers stay in close contact in advance and
throughout works to resolve any issues.

Warning notices erected in advance of works
to explain the programme and duration of
works.

If small amounts then Countryside budget to
support funding gap.

Contractor employed known and approved by
SSDC and registered with Constructionline.
Full risk assessments and insurances
provided by contractor in advance and site
meetings take place to plan management of
works. Contractors aware that working on a
busy public site, countryside rangers on hand
to help with public interface in case of queries
or problems.

Re-assess the scheme and if necessary
request extra funding from stakeholders or
SSDC Countryside.

4 Financial Investment

4.1 Financial Investment — Capital Projects

4.1.1 | Total Costs and Funding — Capital Project
Funding Body £ 000
SSDC Capital: - District Executive 19.2
Other Sources: - Contributions Prince of Wales Public House 0.4
Duchy of Cornwall 0.4 TBC
Total Capital Cost 20
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4.1.2 | Breakdown of main areas of cost
2015/16 | 2016/17 2017/18 | 201819 | 2019/20
£000 £000 £000 £000 £000
Employment of specialist contractor 19.2
to remove and relay 3 areas of
tarmac
Totals 19.2
4.1.3 | External funds to be received
Secured? | 2015/16 | 2016/17 2017/18 | 2018119 | 2019/20
YIN £000 £000 £000 £000 £000
Prince of Wales PH Y 0.4
Duchy of Cornwall N 0.4
Totals 0.8
4.1.4 | Revenue Implications of Capital scheme
Cost 2015/16 | 2016/17 2017/18 | 2018/19 | 2019/20
Centre £000 £000 £000 £000 £000
Loss of interest @ 3.15% FT922 0.6
(PWLB 10yr rate 10.7.15)
(Savings in expenditure)
Revenue Costs by
Individual Budget: (List)
Revenue Income
Total Revenue Expenditure /
(Net saving)
Cumulative 0.6
4.1.5 | Whole Life Costing
Estimated useful life of asset (years) 8 years
Total Revenue Costs Year 1to 5 0
Annual Revenue Cost after year 5 £200
Total cost over whole life of asset £600
4.1.6 | VAT Implications
Based on the current information provided to us there are no VAT implications.
4.1.7 | Impact on Band D
Additional spend £19,200
Lost interest at 3.15% £605
Divided by tax base £57,144
Cost per band D tax payer 0.01
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5 Project Organisation

5.1 Provisional Project Management Team

Name Role/ Title

Steve Joel Project Sponsor

Garry Green Project Manager

Katy Menday User Representative
Contractor TBC Supplier Representative

5.2 Interested Parties

Name Reason Action required
Mike and Nicki Holroyd Road serves their | To be kept informed throughout
Landlord at Prince of | business and customers | project by Katy Menday and
Wales PH Ranger Team
Sarah Bird Owners of the road and | To be advised as to progress
Land Agent for The Duchy | hold management | with works
of Cornwall agreement with SSDC

for its repair. Also

owners of the PH.

6 Other Useful Information

View from main Highway junction
onto private loop road.
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View out onto Highway.

View from Ham Hill Centre towards
Highway, obvious patches from
repairs over the years.

Road around to Prince of Wales
Inn
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2.1

2.2

2.3

Purpose

To ensure the continuance of funding for planned capital work to Council owned and leased
buildings, to ensure that ‘fully serviced’ buildings are provided in accordance with Service
Plan and Corporate Plan objectives.

Project Outline

The continuation of capital funding, for the period 2016/17, to support the planned rolling
programme of work for the next five year period, prepared from Survey Inspections, carried
out by in—house surveyors and some external consultancy. The work is prioritised in
accordance with the Property Repair and Maintenance Policy.

Authority Responsible

SSDC are wholly responsible for the maintenance of their assets, with the exception of the
Crematorium which partly falls to the Crematorium and Cemetery Joint Burial Committee.

Background

The Council have had in place for the previous ten years prepared programmes of planned
capital works. These programmes had operated for a five-year period at a time for all of the
Councils owned and leased properties. Surveyors have carried out visual inspections of our
buildings and have prepared programmes of work on this basis. Detailed inspections of the
majority of our principle buildings have also been carried out by consultants to show the full
extent of the planned maintenance/enhancement work which needs to be carried out for the
five-year period. These costs have been incorporated with the visual surveys of the
remainder of our buildings to show the total investment need for the next five years from
2015/16 through to 2020/21. The costs of all of the identified work have been spilt into
Capital (for enhancement work), and Revenue for the remainder.

The purpose of this bid is to cover the Capital works (enhancement element of the identified
work) for 2016/17 within the programme. It is agreed to review this on an annual basis
rather than over a five year period due to changing economic and financial circumstances.

Project Objectives
The project objectives link to the following Corporate Themes:

Corporate Pan Focus 2: Environment,
¢ Reduce CO2 from SSDC operations; and Address & Adapt to Climate Change
e Maintain an attractive environment to live in

Corporate Plan: Deliver well managed, cost effective services valued by our residents:

¢ Increase overall / general satisfaction with local area which includes the appearance
of the Council’s portfolio of properties

In addition the project will combine with other objectives as listed below;
Service Plan Obijectives:

e To deliver the process for planned maintenance as listed in the Property and
Engineering Services Service Plan.
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2.4

Asset Management Plan:

e  To deliver the process for planned maintenance as listed in the Corporate
Strategy.

Audit Recommendation:

e To ensure delivery of planned maintenance to ensure compliance with District
Audit.

To continue to provide fully service buildings for service managers and commercial users.
This further bid, if successful, is to enable continuation of the enhancement programme.

Project Scope

Inclusions

Appointment and co-ordination of a major contractual works programme to deliver the
rolling programme, through the use of Partnering Contractors or contractors (selected
through Constructionline). The works will cover:

Improvements achieved through a capital works process for:
e Fire and Intruder Alarms
e Door Access Controls and CCTV

The works will involve:
¢ Liaison with Service Mangers to explain the programme
¢ Discussions on operational challenges in carrying out the work
¢ Interim Site management of projects
e Appropriate discussion with stakeholders
¢ Developing the rolling programme, in agreement with Strategic Director
¢ Obtaining any necessary permissions and consents for the programme

Exclusions
The rolling programme of planned maintenance does not include:

e Work to buildings, which are covered by, specified 5, 10 or 30-year plans; for instance
the capital works element of the Goldenstones and Octagon ten-year plans, and the
same at Wincanton Sports Centre.

e Work for capital works at Yeovil Innovation Centre.
e Work to capital works for Castle Cary Market House

Constraints and Decisions
These would fall into the following categories:
¢ Inability to resource programme due to other commitments
¢ Need to programme the works within Service Manager commitments

e Legislative requirement e.g. Planning Permission, Listed Building Consent or Building
Regulation Requirements.

Interfaces
These would arise from any change to the Property Portfolio, any change in building
features or any change in policy:

e Disposal of Property

e Acquisition of Property
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e  Major refurbishment of a property including carbon reduction measures.
e Accommodation or Building function Reviews

Any one of these would cause a review of the items listed for Improvement or change in the
rolling programme of work.

2.5 Quality Expectations
Contract would be monitored through the usual SSDC contract process by:

¢ Choice of accredited contractors through Financial Regulations and Procurement
Policy

o Contracts Manager administration of contracts to ensure Contract compliance
e Use of Partnering Contractors who work to agreed standards
e Compliance with SSDC Health and Safety requirements.

2.6 Carbon Management
The rolling programme of work will contribute to the carbon management process by:
e Using sustainable materials as far as possible
e Using locally scoured materials as available
¢ Employing energy saving equipment in Electrical and Mechanical Work

These features will be developed as the detailed specifications for the works are evolved.

3 Initial Business Case

3.1 Reasons
This bid will ensure the delivery of Service Objectives, namely;

To have in place a planned maintenance/capital works programme to ensure:

e Protection of the Councils Investment in the Property Portfolio

¢ Buildings continue to meet the needs of users and service providers

e Buildings are kept in good repair and maintained to an appropriate standard
e Over time there is less demand for reactive repairs

¢ Maintenance is undertaken in a planned and co-ordinated manner

e  Opportunities are taken to combine capital works with improvements in energy use/
efficiency where practicable

e Sustainable products and systems are introduced where practicable

The project will also assist in Asset Management Planning by:

e Providing the Strategic Asset Management Board with key information on building
conditions in order for their informed decisions to be made on future asset strategy.

e Providing service managers with fully serviced buildings.

3.2 Anticipated Benefits
In carrying out the project this will result in the following benefits and outcomes:

¢ Health and Safety Standards are maintained for Staff and the Public
¢ Buildings are well maintained and remain capable of securing market value
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3.3

3.4

Buildings are available for public access for the published opening hours
Expenditure is levelled out to improve budgeting
Environmental benefits arise from energy efficiency and sustainable improvements

Allows for continued funding to extend the five year maintenance programme
(allowing this to become a rolling programme)

Continued funding to allow for maintenance backlog

Adequate funding to ensure a 75% -25% split in expenditure is achieved for planned
maintenance V's reactive maintenance in accordance with District Audit best
practice recommendations.

To ensure the continued effectiveness of the programme there will be:

Consultations with service providers to ensure buildings continue to meet their
requirements for service delivery

Buildings will be monitored through surveys to ensure that they are maintained to an
appropriate standard

Property Valuations can reflect the Councils investment in planned capital works.
No adverse reports from Regulatory Bodies on Health and Safety
Fire Risk or similar issues as a consequence of lack of building or system upgrades

Less likelihood of public or employee liability claims arising through lack of building
or system enhancements

Options

The preferred option here is to delivery this rolling programme through Partnering
contractors. Using the SSDC agreed schedule of rates. Other options would be to:

= Employing Contactors and consultants on a Competitive Tender/Quotation basis.
= The use of SSDC Framework agreements, or,

= Using Framework agreement employed by other Councils in accordance with

* Procurement Procedures

Key Project Information Summary

341

Expected Duration Of Project

Start date: April 2016

Other Key Milestones with Dates: Approval of funding - Feb 2016

Consult service managers if necessary —
April/May 2016

Prepare programme of works — May 2016
Review progress - December 2016

Review Programme for 2017/18 in August 2016
and as necessary

Expected Completion Date: March 2017
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3.4.2

Estimate of Officer Time Required: -

Officer’s Name Estimate of Officer Agreement
Officer hrs available? | of Officer?
Y/N Y/N
Property & Eng Services Manager 4+ per month Yes Yes
Principal Property Management Off 6+ per month Yes Yes
Property Management Officer 3+ per month Yes Yes
Property Management Officer 3+ per month Yes Yes
Senior Building Surveyor 5+ per month Yes Yes
Property Management Officer 4 +per month Yes Yes

Comment by Property Services:

A Property Services project and there are
adequate resources to develop this project.

Comment by Green Team
(Officer Advisory Group):

Need to use sustainable materials (if possible)

e Paints
Locally sourced materials

e Use of FSC sourced softwoods and
hardwoods

Try to use environmentally aware contractors
Aim to reduce energy consumption by using:

e Light fittings which are low energy

¢ Increased levels of insulation (with
sustainable materials)

o Greater efficiency for all new plant and
equipment specified if possible.

Sharing of equipment between services will
ultimately reduce carbon impact.

With regarding to landscaping works, would like
to see environmentally friendly approach
considering wildlife gardening.

Ensure that we keep in line with all relevant
environmental legislation e.g. the cremators.

There should be a process whereby we promote
our sustainable approaches

to Property Management, to the public by use of
posters etc.

Comment by Community Cohesion
Officer:

Any improvements should conform to the
requirements of BS8300 and part M of Building
Regulations and should be compliant with the
Equality Act 2010.

Comment by Other Services
reguiring significant input:

N/A
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3.4.3

Risk Assessment

Risk

Steps taken to mitigate Risk

Unable to deliver programme due to
rising cost of building materials

Major system or building failures
result in funds being switched

Unable to deliver programme because
of staff/resources shortfall

Unable to deliver programme because
of Contractor difficulties or market
forces

Increase in property portfolio without
the additional funds

Cost over-runs on individual contracts

Reduction in planned maintenance to
urgent works only may have
Corporate liability issues if problems
arise

Reputational risk of building fabrics
not being updated for customers and
staff

Reduced business continuity plan for
building portfolio by reducing planned
enhancements.

Ensure that competitive or negotiated tender for
work to achieve best value, are employed

Build flexibility into original 5 year programme to
ensure that a revised programme can be
implemented if necessary annually

Able to employ Consultant employed on a
schedule of rates if necessary

Use of fully accredited companies to ensure
Technical, financial and H & S compliance.

Seek adequate funding from DX before
Purchase.

Effective Project management
Services or use of Consultants.

Ensure monitoring/maintenance of buildings is
ongoing to identify unexpected necessary
repairs and action. Seek additional funding from
DX

Ensure monitoring/maintenance of buildings is
ongoing to identify unexpected necessary
repairs and action. Seek additional funding from
DX

Ensure monitoring/maintenance of buildings is
ongoing to identify unexpected necessary
repairs and action. Seek additional funding from
DX

by Property

4 Financial Investment

4.1 Financial Investment — Capital Projects

4.1.1 | Total Costs and Funding — Capital Project
Funding Body £ 000
SSDC funding: District Executive 226
Other Sources: e.g. Grants Yeovil Without Parish Council 7
11% of Crematorium costs
Total Capital Cost 233
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4.1.2 | Breakdown of main areas of cost
2016/17 2017/18 | 2018/19 | 2019/20 | 2020/21
£000 £000 £000 £000 £000
Fire & Intruder Alarm
» Brympton Way 47
» Churchfields 26
> Lace Mill 8
» Lufton 20
> Petters 20
» Octagon 36
Crematorium
» Crematory Parts 26
» Replacement Boiler 12
» Tower Emissions Platform 25
> Fire & Intruder Alarm 3
Contingency for other issues arising 10
Totals 233
4.1.3 | External funds to be received
2016/17 2017/18 | 2018/19 | 2019/20 | 2020/21
£000 £000 £000 £000 £000
Yeovil Without Parish Council 7
(for Crematorium)
Totals 7
4.1.4 | Revenue Implications of Capital scheme
Cost 2016/17 2017/18 | 2018/19 | 2019/20 | 2020/21
Centre £000 £000 £2000 £000 £000
Loss of interest @ 3.15% FT922 7
(PWLB 10yr rate)
(Savings in expenditure)
Revenue Costs by
Individual Budget: (List)
Revenue Income
Total Revenue Expenditure / 7
(Net saving)
Cumulative
4.1.5 | Whole Life Costing

Estimated useful life of asset (years)

Perpetuity

Total Revenue Costs Year 1to 5

Costs met from within existing revenue budgets

Annual Revenue Cost after Year 5

Costs met from within revenue budgets

Total cost over whole life of asset

N/A (at present)
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4.1.6 | VAT Implications

SSDC Capital Works

Based on the current information provided to us, the VAT is recoverable on this project,
however the future activity/use will have some exempt supplies and will therefore have an
adverse effect on the Council’s Partial Exemption Calculation. However, due to the size
of the project it is hoped that the VAT could be accommodated within this Council’'s 5%
Limit.

Crematorium/Cemetery Capital Works

As the Crematorium and Cemetery Committee are on a separate VAT Registration
Number to SSDC we need to look at this capital project in isolation.

The VAT attributable to the works carried out at the crematorium will have to be paid back
to HMRC via the Crematorium and Cemetery Partial Exemption.

4.1.7 | Impact on Band D

£
Additional spend 226,000
Lost interest at 3.15% 7,119
Divided by tax base 57,144
Cost per band D tax payer 0.12
5 Project Organisation
5.1 Provisional Project Management Team
Name Role/ Title
Laurence Willis Project Sponsor
Garry Green Project Manager
Burial Committee (for Crematorium) Alasdair Bell | Service Manager
ADM Supplier Representative
5.2 Interested Parties
Name Reason Action required
Service Managers Work may affect their | Co-ordinate contracts with service
facilities users own needs

6 Other Useful Information

There may be possible revenue savings on energy costs as some aspects of the individual
enhancement works are to provide energy and efficiency measures such as insulation,
double glazing, and roof repairs

Revenue savings have not been quantified at present time.
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1

2.1

2.2

Purpose

To approve funding to work with Yeovil Olympiads Athletics Club (YOAC) to upgrade the
Joanna France Building at the Bill Whistlecroft Athletics Arena in order to provide better
facilities for club athletes and to provide disabled friendly changing, toilet and clubhouse
facilities for community users.

Project Outline

To reconfigure the internal layout of the Joanna France building in order to create a space
that is capable of accommodating the modern day needs of YOAC, while allowing SSDC to
utilise the space for other uses and to create accessible toilet and changing facilities for all
users of the athletics track. The changes will ideally incorporate a small extension to the
one of the storage rooms within the building, providing that this can be afforded within the
project budget.

Details of the current site layout, existing building layout and proposed layout are included
as appendices A and B.

Unfortunately, due to the Capital Programme bidding timelines, this report is being brought
to committee before the conclusion of the legal documents covering the property and how
the control and usage of the new facilities will work. Please be assured that this discussion
are continuing and are scheduled to be concluded by end March 2016. As part of these
ongoing discussions with YOAC, the Sport England grant bid will also be completed.

Links to SSDC Plans
The project contributes to the delivery of Focus Four, Health and Communities, within the
Council Plan 2012-2015.

This project is also an identified priority for 2015/16 within the Community Health and
Leisure Service Plan.

Authority Responsible

The Community Health and Leisure team see this project as an opportunity to address a
deficiency in accessible toilet provision for athletes and spectators and to also use the
clubhouse to generate additional secondary spend (at non-YOAC events) from food and
beverage sales (from the clubhouse area) and to generate income from lettings.

The project is being worked up in close collaboration with YOAC although it is anticipated
that SSDC will lead on the delivery of the project and will oversee the management of the
building when not required by YOAC via a shared use agreement following construction.

Background

The Joanna France Clubhouse was built in the mid 1980’s by the Joanna France Memorial
Trustees/Yeovil Olympiads Athletics Club (YOAC) on SSDC land immediately adjacent to
the synthetic athletics track in Yeovil. However, it is unknown why a lease between SSDC
and the Trustees for the building was drafted but never signed. The draft lease was due to
take effect for a term of 50 years from 1% March 1986 with a rent of £1 per annum payable
to reviewed after 15 years.

The facility itself contains a central social area, serving area, storage, and male and female
changing (no disabled facilities) and small office space but does not meet modern day
design standards and is not energy efficient largely due to the absence of any roof
insulation.
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2.3

2.4

The building is operated by YOAC and as such the building/toilet facilities are generally only
available during YOAC run events and club sessions. When the clubhouse is closed, users
are required to use the public toilets (if open) in the Jon O’'Donnell Pavilion over 300m
away. The Jon O’Donnell Pavilion is outside the arena enclosure, and is reached via a
relatively steep incline and along a path which is entirely unlit. This arrangement creates an
issue for disabled users of the arena and also a safeguarding problem when children are
using the track. The arrangement is problematic for users, particularly generally during
evening training sessions when it is dark. Having clubhouse facilities immediately adjacent
to the track will be the Council’s athletics track more attractive to hire.

YOAC has consulted with their existing members who are keen to pursue a joint venture
with SSDC to the mutual benefit of both parties.

The Senior Land and Property Officer has consulted with key members, relevant portfolio
holders and relevant service managers about the principles of this project and in particular
the proposed extension. There were no significant objections raised via this consultation
process.

Project Objectives

e To deliver a more energy efficient clubhouse facility for Yeovil Olympiads Athletics Club
and potentially other clubs who are based at Yeovil Recreation Centre as there is no
alternative indoor social/club space available at the site.

e To make the building more accessible to disabled users.

e To deliver new DDA compliant accessible toilets and changing facilities within the fabric
of an existing building in a more affordable way than delivering and maintaining stand-
alone toilet facilities within the athletics arena.

e To enter into a shared use agreement with YOAC to enable the facility to be used to
generate additional income from alternative uses such as hire for courses/activities and
food sales during non YOAC athletics meetings.

e To make the Bill Whistlecroft Athletics Arena a more attractive facility to hire given
availability ancillary facilities next to the track.

e To maintain and enhance local leisure facilities to promote healthy living in line with the
Corporate Plan.

e To explore the potential to install photo voltaic panels on the roof of the Joanna France
building which could have additional income potential for SSDC.

Revenue Implications — it is not considered that there will be any significant new revenue
implications, but this is to be considered further through discussions with YOAC about a
new lease and shared use agreement.

Project Scope

Inclusions and Exclusions

A breakdown of project inclusions and exclusions is provided within Appendix 4. The
proposed extension will be delivered in a future phase as is now clear that it cannot be
afforded within the current cost envelope.

Constraints and Decisions

This project will require external funding from Sport England in order for it to be deliverable.
The earliest we will know whether funding is available is April 2016.

Detailed VAT advice has been sought from PS Tax in order to determine whether it will be
better for SSDC to lead this project and apply for funding or for YOAC to lead. This has
determined that it will be best for YOAC to apply for external funding and that SSDC will act
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2.5

2.6

as a contractor for the delivery of improvements. SSDC will be required to charge VAT to
YOAC on all costs other than those paid for by their own contribution if approved.

As there is no signed legal agreement in place between SSDC and the Joanna France
Memorial Trust or YOAC this arrangement will need to be reviewed as part of this project.
If ground rent is not charged in the future, then a District Executive report seeking
agreement to this will be brought to committee.

The fees and charges for hire of the Bill Whistlecroft Athletics Arena will need to be
reviewed to ensure that hire charges help offset any future revenue implications of this
project.

Interfaces
Not applicable to this project.

Quality Expectations

The upgraded facilities will meet Sport England quality requirements and Building
Regulations (and planning conditions if necessary).

Carbon Management
The project aims to reduce energy consumption by using increased levels of insulation.

The project has the potential to utilise photo voltaic roof panels; subject to assessment by
the appropriate Council Officers although the 2016 reduction in FIT will probably now make
this proposition unviable.

Initial Business Case

Reasons

The Joanna France Clubhouse is outdated energy inefficient and is not available to the
majority of track users; although several users would use the clubhouse facilities if they
were available.

SSDC has no right of access to the Joanna France Clubhouse and therefore most users
have to use the toilet and changing facilities within the Jon O’Donnell Pavilion around 300m
away. Given the distance, topography and absence of lighting, this is not ideal for some
users, particularly disabled athletes/spectators and children.

The project will address the deficiency of accessible toilet and changing facilities at a lower
cost than creating stand-alone facilities within the athletics arena.

The project will also enable the Community Health and Leisure service generate additional
income by allowing access to the building to self-drinks and snacks during non YOAC
events and hire the facility to community users.

The project will address the absence of a signed legal agreement between the SSDC and
YOAC relating to the Joanna France building.

Links to Corporate Plan

The project objective specifically contributes to the delivery of Focus Four, Health and
Communities, within the Council Plan 2012-2015. The project will specifically help to
deliver in the flowing areas:

e Ensure that the strategic priorities of the Somerset Health and Wellbeing Board reflect
local needs and align council resources to deliver projects to address those needs (this
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3.2

3.3

project helps to address priorities 1 and 2 with the Somerset Health and Wellbeing
Strategy).

e Maintain and enhance the South Somerset network of leisure and cultural facilities,
optimising opportunities for external funding to promote healthy living.

Links to Community Health and Leisure Service Plan
The progression of this project is an identified priority for 2015/16 within the Community
Health and Leisure Service Plan.

Anticipated Benefits

e A cost effective way to deliver accessible toilets and changing (stand-alone provision
could cost in excess of £30,000.

e Increased income from food and drink sales — there are in the region of 20 athletics
meetings where SSDC could operate food and drink sales from the Joanna France
building if the clubhouse were available. It may be possible to generate in the region of
£200 from food sales at any one event.

e It would be significantly easier for disabled users to access suitable toilet provision —
there are currently 12 disabled athletes within the club alone.

e Toilet provision would be available for evening track bookings when the public toilets in
the Jon O’Donnell pavilion have closed.

e The facility would provide a covered space to assist with the delivery of school holiday
activity programmes at Yeovil Recreation Centre.

e The clubhouse could be hired out to new community users by SSDC generating modest
additional income.

e Possible Feed in Tariff benefits if the building is capable of taking PV roof panels.

¢ Legal arrangement for the future management and rental of the Joanna France building
clarified.

e The project will deliver an updated building that meets the requirements of over 170
club athletics.

A high level assessment of the costs of this project has previously been undertaken by
Kirkham Board in conjunction with the Council’s Property and Engineering team and this
has helped SSDC and YOAC to prioritise the key improvements required in order to deliver
the key project objectives within the budget available.

This initial assessment indicates that it would be more cost effective for the Council to
deliver accessible toilet provision within an existing building than to deliver these facilities in
isolation from the clubhouse.

In addition, by delivering accessible toilets within the existing clubhouse, there is added
value of acquiring a community space to generate a new income stream for Yeovil
Recreation Centre.

Options
Stand alone toilets could be built in the arena — this would be more expensive and mean

that SSDC would have an ongoing maintenance liability and the capital cost to SSDC would
be higher.

To bring down project costs, it may be possible to avoid extending the clubhouse by
upgrading some of the storage within the SSDC storage rooms.

The preferred option is to upgrade the Joanna France as per the drawings in Appendix 3 as
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there is potentially only one opportunity to secure external funding for a project such as this
and delivering the desired improvements in one phase is likely to be cheaper overall.

3.4 Key Project Information Summary

3.4.1 | Expected Duration Of Project
Start date: July 16
Other Key Milestones with Dates: Planning application Decision — Nov 15
Quotations returned — Dec 15
Consider lease arrangement/Community use
agreement — Jan 16
Submit bid to Sport England — Jan 16
Report to DX if necessary — March 16
External funding decision — Apr 16
Award Contract — June 16
Expected Completion Date: September 16
3.4.2 | Estimate of Officer Time Required: -

Officer’s Name Estimate of Officer Agreement
Officer hrs available? of Officer?
Y/N Y/N
Senior Sports & Healthy Lifestyles 50 Y Y
Officer
Community & Leisure Manager 20 Y Y
Senior Building Surveyor 25 Y N

Comment by Property Services:

Resource can be provided by Property
services for this project providing we know the
anticipated timescales and it can programmed
in with other committed work.

Comment by Information Systems:

N/A

Comment by Green Team:

Although funding is for a grant to the football
club, would ideally like to see:
Use of sustainable materials (if possible)
e Paints
e Locally sourced materials
e Use of FSC sourced softwoods and
hardwoods

Try to use environmentally aware contractors
Aim to reduce energy consumption by using:
e Sun pipes & or light fittings which are
low energy
e Increased levels of
sustainable materials)
e Greater efficiency for all new plant and
equipment specified if possible.

insulation (with

Aim to reduce water consumption:
e Waterless urinals
e Water saving devices
e Rain & grey water
recycling

harvesting &
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Comment by Equalities Officer:

The proposals have taken into account the
observations raised from the Access Review
undertaken by Access for All, (November
2015). Any improvements should conform to
the requirements of BS8300 and part M of
Building Regulations and should be compliant
with the Equality Act 2010. The provision of
accessible changing rooms and toilets will be a
welcome and positive improvement to the

facilities, providing access to the wider
community.
3.4.3 | Risk Assessment
Risk Steps taken to mitigate Risk
Costs are currently indicative and budget | Regular project meetings with
available will be limited by the level of | YOAC/Property Services to develop the
funding that can be applied for from | project and use QS to firm up costs.
external sources
Not able to value engineer costs within | Establish priorities for both parties. Look at
project budget of £15,000 | alternative option for storage elsewhere on
site to eliminate the cost of extending the
building.
VAT implications — depending on who | Advice being sought from Karen Horley and
leads the project, any unrecoverable VAT | PSTAX as necessary.
will increase overall project costs and
may take the project over budget.
Planning approval required if an | Consider other storage options on the site as
extension is required — not guaranteed | a backup.
Lease negotiation/share use agreement | Regular meetings, keep key individuals
— any disputes/committee decisions | informed.
could slow down the delivery of the
project.
Delay in YOAC claiming external funding | Recharge regularly during the construction
(of £75,000) and being able to pay SSDC | phase so that YOAC can make interim claims
for the building works procured on their | to Sport England to minimise the financial risk
behalf. to SSDC of leading the project.
4  Financial Investment

4.1 Financial Investment — Capital Projects

4.1.1 | Total Costs and Funding — Capital Project
Funding Body £° 000
SSDC Capital: - District Executive 26.7
Other Sources: - Grants Yeovil Olympiads Athletics Club 26.7
Sport England (TBC) 75
Total Capital Cost 128.4
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4.1.2

Breakdown of main areas of cost

2016/17
£000

201718
£000

2018/19
£000

2019/20
£000

2020/21
£000

Roof replacement/insulation

Disabled toilet provision
incorporating a shower facility

Upgrade of current toilet facilities

Reconfiguration of external access
for disabled access
DDA compliant automatic front door

Catering bar reconfiguration for food
sales

New heating system
Extension for storage

Internal reconfiguration to allow
disabled access

Replacement of guttering
Intruder alarm

New flooring
Emergency lighting
Decoration
Contingency (3%)

Non recoverable VAT
Sport England Signage

111

17.2
0.2

Totals

128.4

413

External funds to be received

Secured?
YIN

2016/17
£000

201718
£000

2018/19
£000

2019/20
£000

2020/21
£000

YOAC Y
Sport England N

26.7
75

Totals

101.7

414

Revenue Implications of Capital scheme

Cost
Centre

2016/17
£000

201718
£000

2018/19
£000

2019/20
£000

2020/21
£000

Loss of interest @ 3.15%
(PWLB 10yr rate 10.7.15)

FT922

0.8

(Savings in expenditure)

Revenue Costs

Revenue Income

Total Revenue Expenditure /
(Net saving)

0.8

Cumulative
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4.1.5 | Whole Life Costing
Estimated useful life of asset (years) 50 years +
Total Revenue Costs Year 1to 5 Not our asset
Annual Revenue Cost after year 5 Not our asset
Total cost over whole life of asset N/A
4.1.6 | VAT Implications
Advice from PSTAX has been sought on this project. The recommended procurement
arrangement is for SSDC officers to oversee the improvement works and recharge YOAC
for all works including VAT, except on the value of the project supported by SSDC.
4.1.7 | Impact on Band D
Additional spend £26,700
Lost interest at 3.15% £841
Divided by tax base £57,143
Cost per band D tax payer 0.01p
5 Project Organisation

5.1 Provisional Project Management Team

5.2

Name

Role/ Title

Lynda Pincombe

Project Sponsor

Jake Hannis

Project Manager

Geoff Coles (YOAC Chairman)

User Representative

Peter Biggenden

Supplier Representative

Interested Parties

Name

Reason

Action required

Diane Layzell

Lease arrangement

Keep informed

Martin Hacker

PR

Keep informed

Other Useful Information

Access for All has assessed the current access arrangements for the Joanna France
Clubhouse and if supported, this project would address their recommended improvements.
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Appendix 1 — Site Plan for the Joanna France Building

Bill Whistlecroft Athletics Arena, Yeovil
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Appendix 2 — Joanna France Building, existing layout
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Appendix 3 — Joanna France Building, proposed layout, including possible extension
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Appendix 4 — Project Inclusions and Exclusions

Joanna France Memorial Clubhouse (YOAC) Refurbishment

Statement of requirement/cost estimates -

August 2015

Issue Requirement Feedback on design or thoughts on Estimated costs [£]
requirement
Excl. VAT
Building The building needs to be The Southern aspect window to be blocked up to allow for greater 450
reconfigured in line with the wall space
agreed principles of the shared An extension required with one dimension to be NLT 5m to allow
user agreement, to allow for the storage of pole Vault Poles. 35,000
“commercial” use of the premises
without losing the identity of the Extension store room to be accessible directly from main hall
primary purpose as the YOAC Extension to knock through to the “committee room” to allow for
clubhouse additional storage space.
The “committee room” area to remain backward convertible into
office space to allow for Community Coach office in line with club 3000
development aspirations.
Disability access to be achieved to all areas of the building
Provision to be made for Disabled toilet facilities, incorporating a
shower facility, and appropriate wet-floor style floorin
y pprop y g 14,000

Upgrading of the current toilet facilities, to include removal of the
current shower cubicles
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Current store/electrical cupboard to be enabled as a
reception/small office.

Walk way through to toilet areas to be reconfigured to enable
disabled access and maintain restricted view into the toilet rooms.

New internal doors throughout

Emergency exit route to be reconfigured for disabled use, threshold

lowered and slope with compliant hand rails provided.

The catering bar to be reconfigured to allow for better access, and

utility.
Sinks to be raised to a more suitable working height.

Access way required from main hall to extension to allow for
storage of YOAC/SSDC owned equipment

6,000

2,000

1,000

See item 12 — KBA Report

1,500

5,000

Flooring

Carpet is in clear need of
replacement in the main hall

The choice is for carpet tiles as shown to the committee.
Colour - Blue with fleck or Brown with fleck
10-15% additional tiles should be bought to allow for damage etc

It is considered that the tiles would be resilient to track —spikes
although spikes should not be worn in the building

Entrance ways should be protected with Doormat style matting —
large access ways through window entrances

5,000

1,500

Carpet is in clear need of
replacement in the hall way

The choice is for carpet tiles as shown to the committee.
Colour - Blue with fleck or Brown with fleck
10-15% additional tiles should be bought to allow for damage etc

It is considered that the tiles would be resilient to track —spikes

2,500
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although spikes should not be worn in the building

Entrance ways should be protected with Doormat style matting

1,200

Carpet is in clear need of
replacement in Back rooms and
store

The choice is for carpet tiles as shown to the committee.
Colour - Blue with fleck or Brown with fleck
10-15% additional tiles should be bought to allow for damage etc

It is considered that the tiles would be resilient to track —spikes
although spikes should not be worn in the building

Entrance ways should be protected with Doormat style matting —
large access ways through window entrances

Floor level in possible extension room must allow for wheeled
trolleys to pass over the threshold unhindered

1,500

Flooring isin clear need of
replacement in Toilet areas

Investigate commercial scale flooring for all toilet areas

See item 14 — KBA Report

Replace main roof

The primary purpose is to provide
insulated solution to the roofing
without changing the profile.

External roofing and internal covering solutions required to include
insulation compliant with regulation.

Support beams to remain exposed for climbing rope

See item 1 — KBA Report

Replace repair
guttering

Guttering to be replaced / repaired

1,500

See item 3 — KBA Report

Replace main
access door

Compliant with DDA - automatic

There is a requirement for the main entrance door to be compliant
with DDA.

It is considered that this will be an outward opening automatic

See item 6 — KBA Report




Project Brief Project No. 2016-04

door.

It is considered that an activation pad be required at a safe distance
from the opened door to allow for wheel chair users to access the
door, on the outside of the building.

This would require potential “porch” covering over the current
ramp to protect the electrics, and persons waiting for access, and to
protect the door when opened.

Access activation pad required at a suitable position inside the 2,500
building

Improve lighting Energy efficient lighting to be Note the thoughts on potential future use of the “committee

throughout provided throughout the building Room” which would require office compliant lighting.

See item 9 — KBA Report

Accessible/Disabled | Primary purpose of the It is thought that the area currently used as a Gym/Store could be
wC restructuring is to provide better converted to a Disabled Toilet and Shower facility

facilities for Disability Athletes and
visitors to the clubhouse

Included above
Access way would need improvement, potential removal of the

ZigZag corridor partition

New Fire Doors and | The amount of internal structural To be compliant with regulation See item 12 — KBA Report
Ironmongery alterations makes the need for new

throughout internal doors etc. through out

Replace heating A heating system to be installed GC has identified a warm air blower system that could be used

system effectively to provide heat for the building

See item 17 — KBA Report
Intent is for 2 blowers in the main hall, in the toilet area although

locations are yet to be determined.

Must be cost efficient and provide instant heat, rather than radiator
style heating which will just fill the roof void.
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Provide ventilation
in Toilet areas

Provide ventilation in Toilet areas

Standard extractor systems

See item 18 — KBA Report

Install emergency
lighting system

Install emergency lighting system

if deemed necessary

See item 19 — KBA Report

Install new fire
alarm

Fire Alarm to be fitted

or existing alarm system modified to support structural changes

See item 20 — KBA Report

Possible extension
as store room to
rear of main hall

To provide secure storage for
equipment that belongs to YOAC,
such as Pole Vaults, Weight
Training equipment, Disability
Racing Chairs etc

An extension required with one dimension to be NLT 5m to allow
for the storage of pole Vault Poles,

Extension store room to be accessible directly from main hall

Extension to knock through to the “committee room” to allow for
additional storage space.

The “committee room” area to remain backward convertible into
office space to allow for Community Coach office in line with club
development aspirations.

Disability access to be achieved to all areas of the building

Included above

Decoration
throughout

The building will require a
complete redecoration post
building works

Paint scheme to be simple and easily maintained

Likely magnolia standard finish

5,000

Redesign refit
kitchen area

The Kitchen area could be
reconfigured

Sufficient storage space
Better accessibility to sinks
Compliant with H&S doctrine

Design to be confirmed

See item 6 — KBA Report

Provide new tables

Table and chairs for main hall

Removable/foldable and stackable

Requires storage, either in the main hall or allocated area within the
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and chairs extension storage room Not included
Design/spec to be determined
Number to be confirmed
Needs to be suitable for YOAC and SSDC needs
Comfortable enough to support meeting/briefing and dining
Provide soft seating | Comfortable lounge style seating Needs to be robust enough to withstand an element of abuse Not included
area
Provide new Potential to reconfigure the 2,000
records boards records boards in the clubhouse
potentially on a new false wall, in
conjunction with a purpose build
trophy cabinet
Provide new notice | Greater wall spaces will enable Club notice board to be provided 1,500
board area
Potential for white screen are to be included for projector 450

Porch cover for
main entrance

Porch cover for main entrance

Replacement of the main access door would require potential
“porch” covering over the current ramp to protect the electrics, and
persons waiting for access, and to protect the door when opened.

Included above

Intruder Alarm

Intruder Alarm System

The current intruder alarm system needs to be modified to reflect

3,000

System all structural changes made to the building

Signage Internal and external signage to be | Exits and compliant signage required to facilitate joint user See item 23 — KBA Report
improved agreement usage

Additional The build and reworking of the Trolleys for movement of Sports equipment

Purchases required

internal structures will require

Protective floor covering for exercising
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additional equipment

Alternative venue for duration of the build

New kitchen facilities — kettles cutlery crockery etc

Not included

New storage shelving required

Furniture as detailed above
Planning 195
application fee
Building Regulation 910
fee
Structural Engineer 950
Estimated costs 101,930
from Kirkham
Board Associates
Ltd. report dated
Nov. 2014
Contingency Sum 19,958
[10%]
TOTAL 219,543
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2.1

2.2

2.3

Purpose

The purpose of this project brief is to support the request for finance to deliver this project in
partnership with Yeovil Town Council.

Project Outline

This project aims to refurbish the Grass Royal Play Area in Yeovil, in partnership with
Yeovil Town Council. The play area was created in 2002 and after 13 years’ service the
infrastructure is in need of improvement to ensure it meets public expectations.

A project budget of £20,000 is estimated to be required to bring the play area back into a
good condition and Yeovil Town Council (YTC) are expected to provide £10,000 with the
expectation the remaining £10,000 will be provided by SSDC.

No site specific public consultation has yet taken place as until funding is secured it would
not be correct to raise public expectations. However, extensive public consultation has
taken place in development of our formally adopted Play Policy, various MORI surveys
carried out by this council and these support the principle of providing good quality local
equipped play areas.

Authority Responsible
SSDC owned play area.

Yeovil Town Council is seeking match funding from SSDC to carry out this project. SSDC
manages YTC'’s play areas on their behalf, although many of these play areas are actually
owned by SSDC. As YTC invests significant sums in SSDC owned play areas the principle
of equal funding from both parties was established some years ago and is therefore
expected by YTC.

Background

In March 2013 Yeovil Town Council gave its support to an outline five year improvement
plan for the play areas SSDC manages on its behalf, which would see one play area
improved each year for five years. The Grass Royal Play Area would be the third site
improved.

Project Objectives

=  Where practically possible the play area will comply with BS EN1176 and 1177.

= The play area will be improved to ensure it meets SSDC adopted quality standards, set
out in the Local Development Framework evidence base.

= Provide a play area that improves the quality of play opportunities in the local area and
as a result contributes to the Council Plan - Focus Four — Health & Communities, and
critical activity to Maintain and enhance the South Somerset network of leisure and
cultural facilities, optimising opportunities for external funding to promotes health living.

*= Provide a play area which ensures our health and safety obligations are fulfilled.

Inclusions
Play Equipment, Impact Surfaces, Street Furniture, Access Considerations, Landscaping.

Exclusions
None
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2.4

2.5

3.2

3.3

Constraints and Decisions

Officer time is a constraint but Yeovil Town Council contribute towards staff costs so
allocating time to this project is not unreasonable and is in SSDC’s own best interests.
Vehicle access to this site is not good, but this is not uncommon and officers have
overcome this at many other sites in the district.

Should funding be allocated then the Senior Play & Youth Officer would represent SSDC on
design/construction decisions and the Town Council's Grounds & General Committee
would approve significant project decisions for their part. This is broadly the approach taken
for many previous projects with Yeovil Town Council and appears to satisfy decision
making requirements.

Quality Expectations

Both SSDC and YTC use a Play Area Audit system that assesses the overall quality of play
areas. The finished play area will be expected to achieve at least a ‘good’ condition when
re-audited after the project is complete

Carbon Management
No obvious impact.

Initial Business Case

Reasons

This project aims to refurbish the Grass Royal Play Area in Yeovil, in partnership with
Yeovil Town Council. The play area was created in 2002 and after 13 years’ service the
infrastructure is in need of improvement to ensure it meets public expectations.

Anticipated Benefits

e Providing a good quality play area to local residents will provide them with valuable play
opportunities that are well documented to improve both physical and mental wellbeing.

e Ensuring the play area is in an up to date good condition will reduce officer time spent
fixing or maintaining a play area in decline. These time savings will be minimal and not
enough to offer up any cashable savings.

e Completing this project is essential to ensure our responsibilities under Health & Safety
Legislation continue to be fulfilled.

e The Play & Youth Facilities Team has extensive experience and successful track record
in delivering projects of this nature. The necessary procurement processes will be
followed to ensure value for money is achieved.

Options
e One — Develop the play area within existing revenue budgets. This option is discounted

as the cost of works to the play area would exceed the funds available within revenue
budgets that are already under pressure.

e Two — Remove play area. This option would be contrary to policy and our Council Plan.
There would still be a demolition cost and in addition to the policy argument this option
is discounted.

e Three — Refurbish the play area as detailed in this investment appraisal form. This
option is the recommended approach.
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3.4 Key Project Information Summary

3.4.1 | Expected Duration Of Project
Start date: April 2016
Other Key Milestones with Dates: Local Consultation — April 2016
Final Design — Sept 2016
Procurement — Nov 2016
Construction Start — Feb 2016
Expected Completion Date: March 2017
3.4.2 | Estimate of Officer Time Required: -
Officer’s Name Estimate of | Officer Agreement
Officer hrs available? of Officer?
Y/N Y/N
Senior Play & Youth Facilities Officer 110 Yes Yes
Comment by Property Services: N/A
Comment by Information Systems N/A

(if new IT system):

Comment by Green Team:
(Officer Advisory Group):

Need to use sustainable materials (if
possible)

e Paints
e Locally sourced materials
e Use of FSC sourced softwoods and
hardwoods
Try to use environmentally aware contractors
if external ones used.

Would be nice to see more landscaping
including planting and an all ability pathway
linked to the existing pathways.

Comment by Equalities Officer:

Any improvements should conform to the
requirements of the Equality Act 2010.
Ensure consultation and engagement is
undertaken with  different communities
including those with access issues.

NOTE: YTC make a financial contribution towards SSDC Officer costs each year to enable these projects

3.4.3

Risk Assessment

Risk

Steps taken to mitigate Risk

The risk of SSDC not supporting this
grant is that YTC could withdraw their
financial support for the maintenance and
management of 15 play areas in Yeovil.

Project costs rise

The best way to mitigate this risk is to support
the grant.

Officers are experienced in working within
agreed budgets and would make necessary
adjustments to ensure cost over runs to not
occur.
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Financial Investment

4.1 Financial Investment — Capital Projects

Project

No0.2016-05

4.1.1 | Total Costs and Funding — Capital Project
Funding Body £° 000
SSDC Capital: District Executive 10
Other Sources: - Grants Yeovil Town Council 10
Total Capital Cost 20
4.1.2 | Breakdown of main areas of cost
2016/17 | 2017/18 | 2018/19 | 2019/20 | 2020/21
£000 £000 £000 £000 £000
Supply & Install New Street Furniture 2
Supply & Install New Landscaping 1
Create New Footpaths to Improve 8
Access
Supply & Install New Equipment 9
Totals 20
4.1.3 | External funds to be received
Secured? | 2016/17 | 2017/18 | 2018/19 | 2019/20 | 2020/21
YN £000 £000 £000 £000 £000
Yeovil Town Council Yes 10
Totals 10
4.1.4 | Revenue Implications of Capital scheme
Cost 2016/17 | 2017/18 | 2018/19 | 2019/20 | 2020/21
Centre £000 £000 £000 £000 £000
Loss of interest @ 3.15% | FT922 0.3
(PWLB 10yr rate 10.7.15)
(Savings in expenditure)
Revenue Costs by
Individual Budget: (List)
Revenue Income
Total Revenue Expenditure / 0.3
(Net saving)
Cumulative
415 | Whole Life Costing

Estimated useful life of asset (years)

Total Revenue Costs Year 1to 5

Annual Revenue Cost after year 5

Total cost over whole life of asset
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4.1.6

VAT Implications

Based on the current information provided, VAT is recoverable on this project

4.1.7

Impact on Band D

Additional spend £10,000

Lost interest at 3.9% £315

Divided by tax base £57,143

Cost per band D tax payer 0.01

5.1

5.2

Project Organisation

Provisional Project Management Team

Name Role/ Title

Robert Parr Project Manager

Stephen Fox Stakeholder/Project Team Input

Interested Parties

Streetscene have overall management responsibility of this site and would be fully involved
and consulted throughout the projects delivery. A project steering group would be
established with representatives of Yeovil Town Council and SSDC to provide oversight of
the project until its completion.

Name Reason Action required

Yeovil Town Council Site Partners Secure their approval before
placing orders or starting work.

Other Useful Information
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2.1

2.2

2.3

Purpose

To seek approval for funding to install a selection of ‘Access for All' compliant hard surfaced
footpaths within various open spaces across the district, and to improve their pedestrian
access for all user groups.

Project Outline

The project involves the installation of approximately 4,100 metres of tarmacadam surfaced
footpaths at a variety of open spaces across the district and improvements to the access
points to ensure ‘Access for All' compliancy.

The following corporate objective & policies apply:
e Ensure, safe, sustainable and cohesive communities
e Promote a balanced natural and built environment
e Streetscene service plan 2014/15
e Open Space strategy 2011/15
e Council plan 2012/15 : Health & communities
e SSDC access strategy
e SSDC health & well-being strategy

Authority Responsible

The installation and upgrading of these paths and entranceways falls under the
responsibility of the District Council, the Open Spaces identified as part of this project either
have paths and entrances that require upgrading or do not have any suitable pathways.

Background

Many of our older Open Spaces were traditionally designed simply as large green areas for
informal activities and as such, little consideration was given to access and movement
through these Open Spaces and to their longer term use.

Following an accessibility assessment of our key Open Spaces (as part of the evidence
gathering for the Open Space Strategy), it was identified that several of our key Open
Spaces were in need of improvement to meet current legislation and to increase their
usability.

All of these sites are situated within the urban environment and serve a significant function
for the local community; however certain groups within the community find it difficult, or are
limited in their ability to use these facilities.

These improvements are aimed to address this shortfall in provision and to safeguard the
usage of these Open Spaces for future generations.

Consultation and guidance has been undertaken with the Somerset Disability Forum
(Access for All)

Project Objectives
The key objectives of this project are to:

e Ensure that key SSDC Open Spaces are ‘Access for All' compliant
e To improve the infrastructure of the park
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2.4

2.5

2.6

3.1

e To ‘prolong’ the seasonable usability of these Open Spaces.

¢ React in a responsible manner to changes in user demands

¢ React in a responsible manner to changes in user demographics

e To increase the effective usability of these key Open Spaces and its impact on the
health benefits for its users.

¢ To enable key Open Spaces to become complaint with current legislation

o Removal of health & safety issues ( trip hazards)

Project Scope

Inclusions

e Installation of new tarmacadam paths
¢ Installation/alteration of several gates and entrances
e Removal of trip hazards and resurfacing of existing paths

¢ Reinstatement of grass areas as required

Exclusions
None

Constraints and Decisions

If it is decided not to fund this project, it is possible that the reputation of the council could
be damaged due to us not enabling certain groups of users access to our facilities in line
with current legislation. As some of these requests are for repair & resurfacing works and
we are responding to a known risk; we would also be potentially liable should a ‘trip’ type
accident occur.

Interfaces
None

Quality Expectations

Success will be measured by means of a site accessibility and risk assessment upon
completion of the works and by the removal of potential trip hazards and increase in user
benefits.

Carbon Management
It is envisaged that the installation of these paths will increase the ability for users to walk to
work rather than drive, also two of the proposed paths are on direct school routes it is
hoped that these paths would enable parents to take a shorter journey to school thereby
negating the use of a vehicle.

Initial Business Case

Reasons

As part of the evidence gathering exercise for the Open Space strategy, all of our owned
Open Spaces over 400m2 were accessed for their accessibility. It became apparent
following this exercise that several of our key Open Spaces were either lacking in compliant
hard surfaced pathways and suitable entrances or they had existing paths that were no
longer compliant or safe.



Project Brief - Access all Area Footpath on Open Spaces Project No. 2016-06

3.2

3.3

In brief the sites that are lacking in surfaced pathway are:

Alvington Open Space - Yeovil

The primary Open Space situated within the Bluebell Road development; there are
currently no pathways installed within this well used area. Users with mobility issues are
limited in their ability to access this site and during inclement weather the site is
inaccessible for long periods. The installation of a new path is desirable to enable users
with mobility issues access to all portions of this site, especially during inclement weather
when the site is currently inaccessible for long periods.

Minchington Close — Norton sub Hamdon

A large heavily used space situated within the heart of the village; a new tarmac path was
installed last year along the northern edge to remove pedestrians from the neighbouring
highway (part of the walk to school route). It would be desirable to increase the usability
and benefits of this space by installing a new path around the periphery of the site thereby
the linking the existing path with the existing ROW and new development to the southern
edge. Users with mobility issues are limited in their ability to access significant portions of
this site and during inclement weather portions of the site are inaccessible for long periods.

Howard Road - Yeovil

A large heavily used space situated next to a large development; there is currently a single
path that links Lyde Road through the play area onto Howard Road but the remainder of the
site cannot be accessed from a path. It would be desirable to increase the usability and
benefits of this space by installing a new path around the periphery of the site thereby
linking the existing path through to Balmoral road. Users with mobility issues are unable to
access significant portions of the space and during inclement weather the site is
inaccessible for long periods.

Upper Milford Valley — Yeovil

This is the primary Open Space situated within the St. George’s Road area; there are
currently no internal pathways within this well used area. There is, however, a ‘hoggin’ path
access-way from Goldcroft, but this has been scoured away and needs surfacing. All users
are limited in their ability to access this site and during inclement weather the site is virtually
inaccessible. It is desirable that to increase the usability and benefits of this space we
would install a new path around the periphery of the site, linking with the existing entrances
on Folly Fields, Milford Road and St. George’s Road.

Anticipated Benefits
The anticipated benefits are:
o significant improvement in access & usability of the parks
e compliance with Equality Act and Building Regs BS:3800 part M
¢ removal of health & safety risk (trip hazards)
e improvement in opportunities for users to undertake activities which will have health
benefits for them

Options
It is possible to use external contractors for these works however we would then need to
add in the cost of labour which we have not currently budgeted for.
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Project No. 2016-06

3.4 Key Project Information Summary

3.4.1 | Expected Duration Of Project
Start date: June 2018
Other Key Milestones with Dates:
Expected Completion Date: September 2018
3.4.2 | Estimate of Officer Time Required: -
Officer’s Name Estimate of Officer Officer Agreement
hrs available? | of Officer?
Y/N Y/N
Principal Horticultural Officer 40 Yes Yes
Horicultural Technican 40 Yes Yes
Streetscene Supervisor 20 Yes Yes
Comment by Property Services:
Comment by Green Team If successful would like to see use of:
(Officer Advisory Group): - Sustainable materials
- Locally sourced materials
Would like to see improved links to walking and
cycling routes. We are positive about the increase
of walking and cycling to the site.
Encourage some native tree and shrub planting to
compensate for removal of grass area.
Comment by Community Provision of tarmacked hard surfaces for sections
Cohesion Officer: of footpaths within a range of open spaces will
greatly improve access for all communities;
particularly those with disabilities, mobility
problems, sight loss, mobility scooters, and
parent/carers with pushchairs. Provision of a hard
surface will also allow for usage during all
weathers. Currently a number of the mentioned
sites are completely inaccessible and more so
following inclement weather.
Consultation has been undertaken with access for
All and this has informed the proposals.
Materials and surfaces to comply with equalities
reguirements.
3.4.3 | Risk Assessment

Risk

Steps taken to mitigate Risk

Cost increases on raw materials
hence increase in quotation prices

Physical implementation of project,
risk to public safety

Project is not delivered or is
delayed due to outside/contractual
issues

Quotations are fixed in price for 30 days; regularly
updated quotations are sourced to ensure the best
price is achieved

Risk assessment to be undertaken prior to
commencement of works. SSDC Streetscene staff
will undertake the installation

All works will be undertaken by SSDC Streetscene
staff and will be programmed in accordingly.
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4

Financial Investment

4.1 Financial Investment — Capital Projects

Project No. 2016-06

4.1.1 | Total Costs and Funding — Capital Project
Funding Body £° 000
SSDC funding: District Executive 127
Total Capital Cost 127
4.1.2 | Breakdown of main areas of cost
2016/17 2017118 | 2018/19 | 2019/20 | 2020/21
£000 £000 £000 £000 £000
Upper Milford Valley 80
Alvington 18
Minchington 12
Howard Road 17
Totals 127
4.1.3 | External funds to be received
2016/17 | 2017118 | 201819 | 2019/20 | 2020/21
£000 £000 £000 £000 £000
Totals
4.1.4 | Revenue Implications of Capital scheme
Cost 2016/17 | 201718 | 201819 | 2019/20 | 2020/21
Centre £000 £000 £000 £000 £000
Loss of interest @ 3.15% | FT922 4
(PWLB 10yr rate)
(Savings in expenditure)
Revenue Costs by
Individual Budget: (List)
Revenue Income
Total Revenue Expenditure / 4
(Net saving)
Cumulative
4.1.5 | Whole Life Costing
Estimated useful life of asset (years) Perpetuity
Total Revenue Costs Year 1to 5 None
Annual Revenue Cost after Year 5 None

Total cost over whole life of asset

N/A (at present)




Project Brief - Access all Area Footpath on Open Spaces

Project No. 2016-06

4.1.6 | VAT Implications
Based on the current information provided to us there are no VAT implications
4.1.7 | Impact on Band D
£
Additional spend 127,000
Lost interest at 3.15% 4,000
Divided by tax base 57,144
Cost per band D tax payer 0.07
5 Project Organisation

5.1 Provisional Project Management Team

5.2

6

Name

Role/ Title

Laurence Willis

Project Sponsor

Chris Cooper

Project Manager

Stephen Fox

Service Manager

Ceri Owen

Project Officer

Interested Parties

Name

Reason

Action required

Other Useful Information
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2.1

2.2

2.3

2.4

Purpose

This document sets out capital resources needed at the Octagon Theatre to replace
the stage lighting with a dimmer system, required to support the continued efficient
running of the Octagon theatre, ensuring that all equipment and systems are
upgraded and maintained to standard, and to maintain both staff and customer
confidence.

It also seeks where appropriate to contribute to the Councils ‘energy challenge’,
ensuring that the latest technology is employed to maximise energy efficiency and
minimise energy use, in the drive to reduce building operating costs.

Project Outline

Capital funding to enable the service to continue delivery in a safe and efficient
manner and works that will continue to position the Octagon to maximise financial
performance.

Authority Responsible

SSDC are responsibility for this project as owners of the Octagon Theatre.

Background

The Octagon capital bid (reference 2007-28) for essential 10 year plan works was
submitted in August 2006 and approved by Full Council in 2007. A second plan,
2011/12 to 2015/16, was approved. Both were underpinned by a comprehensive
physical building condition survey conducted in August 2010. A survey is due to be
completed within the next twelve months that will be the starting point for developing
a new plan.

Project Objectives
To enhance equipment and facilities in order to reduce the risk of:

¢ Any break down, which would interrupt or delay theatre performances
e Loss of income to the Council due to premises failure

To reduce energy use and costs, improve energy efficiency to comply with Part L of
the Building Regulations.

To protect the Councils Property investment.

By means of good maintenance, to contribute to our ongoing Health and Safety
programme.

Project Scope

Inclusions
Octagon Theatre premises enhancements — financed by capital.

Exclusions
Octagon Theatre premises repairs — financed by revenue.
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Constraints and Decisions

Contracted Octagon Programme - works to be undertaken during summer close period
or where work timescale allows, during gaps in the performance schedule.

Interfaces
None.

2.5 Quality Expectations
To fully comply with relevant Building Regulations.

2.6 Carbon Management

To reduce energy use and costs, improve energy efficiency with equipment that is up
to date.

3 Initial Business Case

3.1 Reasons

In order to ensure the Octagon Theatre remains the Council’'s best rated Council
service, and the flagship theatre in Somerset, it is vital to ensure that all equipment
and systems are maintained to optimum standards, to support the continued smooth
running of the Octagon theatre.

Undertaking this work in a planned way ensures we avoid both reputation damage
and high costs associated with unexpected premises or equipment failures that can
result in net income losses in the order of £25K per week, in addition to costs of
remedial works.

3.2 Anticipated Benefits

¢ Avoid any equipment or premises break down, which would interrupt or delay
theatre performances.

¢ Minimise the likelihood of loss of income to the Council due to premises failure,
from ticket sale refunds and production company breach of contract
compensation claims.

e Protect the Councils Service and Property investment.
e Contribute to ongoing Health and Safety Programme.

3.3 Options

This bid is comprised of one element of essential work. These are works identified
through the physical equipment condition of Stage lighting Dimmer system delivered
by the Technical Manager and advised by Stage Electrics and their advice on the
likely ‘life of equipment, required to support the continued efficient running of the
Octagon theatre.
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Project No. 2016-07

3.4 Key Project Information Summary

3.4.1 | Expected Duration Of Project

Start date:

1% April 2016

Other Key Milestones with Dates:

Installation of replacement Stage Lighting
Dimmer System

Expected Completion Date:

1% September 2016

3.4.2 | Estimate of Officer Time Required: -

Officer’'s Name (2012-13) Estimate of | Officer Agreement
Officer hrs available? of Officer?
Y/N Y/N
Steve Joel 1 Y Y
Danny Norris 10 Y Y
Adam Burgan 2 Y Y

Comment by Property Services:

Technical support and supervision can be
provided for the project within existing
resources to meet programme of works.

Comment by Information Systems
(if new IT system):

N/A

Comment by Green Team
(Advisory Officer Group)

Comment by Community Cohesion
Officer:

To fully comply with access requirements.

significant input:

Comment by Other Services requiring

N/A

3.4.3 | Risk Assessment

Risk

Steps taken to mitigate Risk

Equipment/facilities failure before
replacement

Replacement cost increase

Contractor fails to complete works to
required standard

Regular systems maintenance of existing
systems

Budget cost based on quote from supplier.

Use of approved contractors with references
taken up, and tight contractual framework.

Compete Risk Register will be prepared once financing is confirmed.
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4 Financial Investment

4.1 Financial Investment — Capital Projects

4.1.1 | Total Costs and Funding — Capital Project

Funding Body £’ 000
SSDC Capital District Executive 64
Total Capital Cost 64

4.1.2 | Breakdown of main areas of cost

2016/17 | 201718 | 2018/19 | 2019/20 | 2020/21
£000 £000 £000 £000 £000

Replacement of Stage Lighting 64
Dimmers
Totals 64

4.1.3 | External funds to be received

Secured? 2016/17 | 201718 | 2018/19 | 2019/20 | 2020/21
YN £000 £000 £000 £000 £000

N/A

Totals (to be confirmed)

4.1.4 | Revenue Implications of Capital scheme

Cost 2016/17 | 2017118 | 2018/19 | 2019/20 | 2020/21
Centre £000 £000 £000 £000 £000

Loss of interest @ 3.15% FT922 2
(PWLB 10yr rate)

(Savings in expenditure)

Revenue Costs by
Individual Budget: (List)

Revenue Income

Total Revenue Expenditure /
(Net saving)

Cumulative

415 | Whole Life Costing

Estimated useful life of asset (years) 20 Years

Total Revenue Costs Year 1to 5

Annual Revenue Cost after year 5

Total cost over whole life of asset
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4.1.6

VAT Implications

VAT would be applicable on the item and could be reclaimed by SSDC.

4.1.7

Impact on Band D

Additional spend

£64,000

Lost interest at 3.15%

£2,016

Divided by tax base

£57,143

Cost per band D tax payer

0.1p

5.2

Project Organisation

Provisional Project Management Team

Delegated authority to be issued to Steve Joel to deliver in accordance with the
budget and scope of works set out in this bid.

Steve Joel will mobilise and oversee the project team (below) who will be responsible

for progressing the project.

Name

Role

Steve Joel

Sponsor - Project Governance

Danny Norris

Project Manager

Adam Burgan

User Representative

Nicky Hix

Finance Monitoring

Interested Parties

Name

Reason

Action required

Other Useful Information

None
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1 Purpose
To build a new extension to the existing Yeovil Innovation Centre.

YIC2 will be an extension to the existing YIC building. This will effectively be a new
‘wing’ of the building comprising 1000 sq mts broken down into variously sized
business starter units. Whilst the two story extension will only occupy a 500 sq mt
footprint it will effectively add around 70% of extra start-up space at YIC for new
businesses breaking into the aerospace and high-tech sectors. YIC2 will build on the
experiences and lessons already learned offering more small units, particularly
targeting small one and two person enterprises that quickly took up the smaller
offices in the initial project.

2  Project Outline

Yeovil Innovation Centre Phase 2 (YIC2) will extend and improve the original and
successful Yeovil Innovation Centre (YIC) that was opened in Yeovil in 2008. YIC is
now a well-established operation based in Copse Road, Yeovil. The original centre
was designed to accommodate fledgling businesses, particularly those from the
aerospace, high-tech and knowledge based industries. Additionally the centre has
been used as a base by established companies from other areas who have wished to
test their businesses in the South West before making a decision on relocation or to
inwardly invest in the area.

As with the original YIC project, YIC2 will assist in the establishment and growth of
new high-tech businesses by providing a secure and supportive business
environment that helps to de-risk business start-up and nurture businesses through
their early years of development before releasing them into the wider business world.
The centre will assist tenants with business planning, create opportunities to access
specialist business advice, help them to make contacts to develop local business
hubs and feed into supply chains. YIC2 will also establish stronger contacts with
other Innovation Centres and the R&D opportunities and connections afforded by
higher education establishments in the South West.

Fig 1 - Arial Photograph of Yeovil Innovation Centre showing expansion area in adjacent field
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The following table shows the approximate breakdown of floorspace at YIC 2. The
final configuration will be accommodated according to any design constraints in the

final plans.
No of Unit Area (sq mt) Total Area (sq mt)
Units
5 10 50
15 20 300
8 40 320
3 60 180
32 Subtotal units 850
Toilets, meeting rooms, corridors, kitchenette 150
32 1,000

Fig 2 - configuration of new YIC 2 workspace

The original YIC is now 95% occupied and despite a churn of tenants through a
selective entry and exit strategy, the demand for space and the accompanying
business support continues to outstrip supply.

Key features in the YIC Business Case are the economies of scale and the reduction
in overheads offered by the YIC2 extension. Initially there will be no additional staff
overheads associated with the project, although such an eventuality is included in the
revenue budgets. The new wing will be accessed through an existing foyer and the
management of the facility will remain with the existing management hub that
provides front-desk supervision, telephony for the centre, the provision of broadband
and a range of other business support services.

The land on which YIC2 will be sited is owned by SSDC. The Homes and
Communities Agency (HCA) retain an interest in the land but only as contingent asset
(inherited from the former SWRDA who provided a grant for the YIC project) and are
fully supportive of the project. Somerset County Council (SCC) who also provided
grant aid to the original YIC have supported the development of this plan.

The funding partners for the original Yeovil Innovation Centre are Somerset County
Council, South Somerset District Council and the Homes and Communities Agency.

Subject to the necessary planning permissions this project can be commenced in
2016 and with an anticipated 18 month build period, YIC2 could be open for new
business in 2017

The Policy Context for YIC2
a) The Government White Paper 2015

In July 2015 the Government published its white paper Fixing the foundations;
creating a more prosperous nation. George Osborne describes productivity as the
‘challenge of our time’ and recognises the dual challenge of increasing employment
and increasing productivity. The drivers of this productivity are identified as
investment in infrastructure, skills and science. The creation and application of new
ideas is also identified as critical for long-run productivity growth.
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Chapter 8 of the document is entitled High quality science and innovation,
spreading fast in which the government makes a clear commitment to make the UK
the best place in Europe to innovate and create ideas that help grow a business. The
government advocates that support to business should be focussed where it will
deliver the most innovation, jobs and growth.

b) HOTSW LEP Business Plan (March 2014)

The LEP Business Plan places similar emphasis on the role of developing Science
and Innovation Infrastructure. Here the LEP recognises the need to ‘capitalise on our
distinctive assets’ and places importance on the infrastructure and facilities that are
required to support higher value growth.

The potential of the LEP innovative sector, its local supply chains and the need to
diversify away from an over-dependence on existing big operators is exemplified
within the Business Plan;

“74% of Agusta Westland Limited’s value-added comes from bought out equipment
and services. It spends over £500m per annum within the UK supply network alone.
35% of this spend is with SMEs. Almost £200m is spent in the South West with over
250 suppliers, almost all of whom are SMEs.

The health of these SMEs is vital for our business, therefore these initiatives, which
provide a real opportunity for our suppliers to grow into new markets and become
less dependent upon our business has to be really good news for us, having
suppliers over dependent upon our business streams for their health and survival is
not a good position for them or for us”. (Simon Barker - Agusta Westland)

The LEP summarises its broad priorities for the sector as:

e Developing our innovation infrastructure to support our transformational and
smart specialisation opportunities

e Exploiting competitive advantages through innovation.

e Helping all businesses (regardless of sector) respond to the challenges of
creating new products and services

Therefore, on the supply side of business growth, the Heart of the SW LEP states
that it needs to:

e Increase density through making it easier to start-up and grow a business;

e Improve productivity and performance through better connections to the
knowledge base;

e Build on the considerable existing business ‘jewels’ and distinctive
opportunities for business growth from specialisation in high value, knowledge-
based activity and alignment with national investment and policy priorities.

To achieve this The LEP sees itself ‘working alongside our partners in Local
Government to align activities and investment’.

c) The LEP Growth Plan 2014

The Growth Plan directly references the YIC phase 2 project as a ‘key ask’ for the
HCA to ‘enable land at Yeovil Innovation Centre as part of its RDA legacy of
economic assets to be vested in a second phase development at the centre’.
(HOTSW LEP Growth Plan 2014 page 47)
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d) The Somerset Growth Pan 2014

The Somerset Growth Plan identifies advance manufacturing as a growth project
spanning the HOTSW LEP. Included in the identified projects is:

Yeovil Innovation Centre Phase 2 and Grow-on space (the Somerset Growth Plan
page 24)

e) South Somerset District Council Plan 2012-2015

A new Council Plan is currently being prepared but is likely to follow a similar
thematic, prioritised format to its predecessor document. The extant plan particularly
focusses on Jobs where it pledges to promote business diversification and innovation
to further increase the value of local employment (P9). In order to meet this aim
SSDC seeks to create and support new businesses through the Yeovil Innovation
Centre.

In 2014 SSDC announced its ambitious Investing in Infrastructure Programme and
council members prioritised YIC 2 as its top priority infrastructure project. It is from
the Investing in Infrastructure Programme that match funding will be secured to
enable the YIC2 project

f) SSDC Economic Development Strategy 2012- 2015

SSDCs new Economic Development Strategy is also being prepared at the time of
writing. Manufacturing and Innovation will remain key priorities for the new strategy
and will be afforded a similar level of priority.

The Strategy aims to improve conditions for innovation and entrepreneurship and to
develop the knowledge economy. YIC features on pl18 of the document and is
recognised as a main driver of the local economy.

Yeovil accounts for a fifth of Somerset’s manufacturing employment which includes a
high proportion of jobs in the manufacture of transport equipment - notably aerospace
equipment - which has one of the highest value sectors of the economy. (SSDC
Economic Development Strategy)

g) SSDC Investing in Infrastructure programme

YIC phase 2 is one of the projects included in the SSDC Investing in Infrastructure
Programme. It was prioritised by elected members through a series of workshops
and reports that helped inform the project business cases. Project scoring was
against a series of set criteria for SSDC Infrastructure Investment. YIC 2 emerged as
the highest scoring priority project (SSDC District Executive Committee July 2014).
As such it is ear marked for match funding through the Inward Investment
programme.

Authority Responsible

SSDC as owners of the site and the operator at YIC are the responsible body. HCA
who retain a charge on the title of the land have granted permission for SSDC to
undertake these works. SCC as co-funders of the original YIC project are also
supportive of the extension project
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2.2

Background
The success of the original YIC project

YIC opened for business late in 2008 with an official opening in January 2009 when
South Somerset District Council (SSDC) became the operator. This followed an
unsuccessful attempt to procure an independent, commercial operator due to the
prevailing adverse national economic climate at that time.

The existing centre provides office-based accommodation for many new start-up
business ventures — particularly those from the IT, high-tech and knowledge based
sectors. As of December 2015 the Innovation Centre had 36 out of 38 suites
occupied. This represents a current occupancy level of 98% (based on total floor
space at YIC) with approx. 165 people now working at the centre. Since 2008 some
50 businesses have either started up at the centre or relocated to it. Several
businesses have now moved on from the centre. Tenant occupation has seen a
continual upward trend since the opening of the centre in 2008 when all performance
indicators started from a zero base.

Date [ Numberofsuitesoccupied | \\/hilst the churn of tenants will mean that space will
2009 ° always become available, we have reached a stage
2010 1a where we are effectively at capacity. Almost all enquiries
2011 20 that we receive are from new (or relatively new) small
e = businesses. They are looking for small or mid-sized units
5013 58 and there are currently none of these available at YIC. In
o1 o addition, with the increased occupancy levels our ability to
0TS - provide conference or large meeting facilities has
completely contracted.

Fig 3 Tenancy take-up rate at YIC

The project has been fully operational for six years and operates at a profit. During
the years of operation there has been a significant ‘churn’ of tenants, with longer
serving tenants leaving whilst new tenants come into the centre.

An analysis of the types of businesses that have occupied the Innovation Centre
shows that approximately 60% are from either the aerospace or high-tech sectors.
The remainder are largely from the service sector although most of these have been
business start-ups that are reliant on IT based, internet technology for their business.
With the existing building now fully utilising the tenant entry criteria and the tenant
exit strategy to ‘churn’ business through the centre, it is possible to be more selective
with prospective tenants and to control the mix of new start businesses seeking to
use the facility. It is intended to provide an even stronger focus on high-tech and
aerospace in the future.

YIC 2 will offer greater capacity and greater opportunity for high value new-start
businesses. It will increase the number of business churned through YIC into the
South Somerset and wider Somerset Area.

Workspace demand study
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Workspace demand analysis was carried out by Thomas Lister Ltd in September
2015. Thomas Lister Ltd undertook the original demand profiling for YIC in 2006/07.

The 2015 study objectives included:

¢ Providing an evidence base as to the current and projected levels of market
demand for workspace (especially within Yeovil) and to consider the nature of
such demand.

e That an evidence base then informs a potential future Council investment in the
provision of accommodation that might be considered suitable, particularly for
start-up and small businesses in and around Yeovil.

e Using the study to inform investment decisions relating to potential intervention
within the market, through the provision of space that might be in specific
demand but currently inadequately catered for.

Thomas Lister observed that GVA in South Somerset was higher than in the UK
indicating that growth in SMEs would be highly likely to increase productivity in the
area:

e According to ONS 2014, Somerset in 2013 accounted for £9,891m GVA of the
overall UK economy amounting to £1,525,304, with a growth rate of 4.7%, being
higher than the overall UK rate of 3.3%.

¢ Oxford Economics 2014, assessed GVA per FTE for South Somerset at a slightly
higher rate than the Somerset average at around 85 GVA per FTE.

Thomas Lister also identified a positive economic trend, with diversification in the
high tech sector a key factor in matching jobs growth to increasing GVA in the local
economy

e ltis clear that economic trends are positive within Somerset and South Somerset,
with increasing numbers of active enterprises and improving survival rates for
new businesses. It is also encouraging that job creation is increasing within South
Somerset and is outpacing the wider Somerset market.

e Yeovil is a major Business Centre, being the 2™ largest town in Somerset and
largest employment centre within South Somerset. The town maintains major
employers such as Agusta Westland who are currently investing in diversification,
creating additional jobs within the local area.

e The town is predicted to grow in terms of population and number of households,
both through natural growth and through the Local Plan which includes provision
for sustainable urban extensions, such that around 2,408 new ‘b’ planning use
type jobs will be created to 2028. There will therefore be increasing pressure for
the provision of high quality employment premises.

Thomas Lister Ltd were able to undertake a detailed analysis of data from Yeovil
Innovation Centre that indicated a healthy profile both for the centre and for the
success rate of tenants- especially those moving on from YIC:
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e Occupancy levels at the centre have increased over the past 5 years from
around 46% in 2010/11, rising on an annual basis to through 58%, 65%, 68%
and 76% to 93% in September 2015.

e Survival rates of businesses who have been based at YIC stands at 100%.

e The average length of tenancy at the Centre is 2.4 years

e Businesses that have vacated the Centre following a tenancy period stands at
40%

e Businesses that have moved on to alternative premises within the South
Somerset District is 86%.

e Businesses that have moved on to alternative premises outside the District
equates to 14%.

e The proportion of tenants that have moved into the centre that previously worked
from home is 39%.

e The proportion of tenants that have increased their staff numbers since locating
within the centre is 36%

The conclusion from Thomas Lister Ltd is the proposed extension of provision at the
Yeovil Innovation Centre appears to be a key priority in assisting further start up
enterprises.

The importance of the aerospace sector to Somerset

Aerospace, including its associated advanced engineering, manufacturing and
services is:

e a key sector for the County and is identified in the Somerset Growth Plan, as a
core part of the vision and a priority for investment.

¢ highlighted as a “transformational opportunity” in the Heart of the South West’s
Strategic Economic Plan and Growth Deal.

e Recognised as a national growth opportunity in the National Industrial Strategy
for Aerospace, ‘Lifting off — Implementing the Strategic Vision for UK Aerospace’;
and future government support will focus on aerodynamics, propulsion,
aerostructures and advanced systems.

The UK aerospace sector is expected to grow at a rate of 6.8 per cent over the next
few years and is critical to the UK growth agenda. In 2008 Somerset’s aerospace
sector was worth £329 million, representing 3.8% of the County’s total GVA, 23% of
the County’s manufacturing GVA and 78% of the County’s advanced engineering
GVA. Somerset’s aerospace output accounted for virtually all of the sector output in
the Heart of the SW LEP area, 28% of the sector output in the SW region and 4.4%
of the sector output in Great Britain.

Somerset is host to a number of world-leading aerospace companies including:

AgustaWestland, (a top 10 global aerospace company)

Honeywell and BAE Systems (both are top 15 global aerospace companies);
Thales (a top 20 global aerospace company);

GKN (a top 40 global aerospace company);

Doncasters (a top 100 global aerospace companies)
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In addition, the sector is research intensive — AgustaWestland alone invested £30
million in research and innovation in 2012, has company R&D activities spanning 13
different technology areas and has strategic relationships with 15 UK universities . Its
workforce is also highly qualified - 35% of AgustaWestland’s workforce is qualified to
graduate or above level, compared to an overall Somerset average of 30%.

We believe the Yeovil Innovation Centre has the opportunity to become a Centre of
Excellence for supporting innovation and collaboration; and working with and growing
the local aerospace supply chain and industry cluster.

Applications for external Project Funding

Funding for this project has been sought through Growth Deal 2 (the Unlocking
Growth Fund) with an application made in January 2015. Additionally an application
was made to the GD3 fund in September 2015.

In December 2015 the YIC project was invited to submit a Business Case for further
consideration under GD2 funding. Should this be successful then SSDCs capital
investment in the project becomes an integral part of the overall project capital
budget.

Project Objectives
The overarching objectives of the project are to:

e Increase the number of business start-ups in South Somerset.

e Improve the survival and growth rates of knowledge based business in the
county, through access to high-quality business support.

e To create a regenerative effect locally, increase high value employment
opportunities and help diversify the local economy.

e To develop a wider network of entrepreneurs in the area and promote
collaboration and business development.

e To facilitate the provision of essential business skills and industry awareness
among entrepreneur clients.

The key outcomes of the project will be to:

e Attract new and additional knowledge based businesses.

e Enhance the survival and growth prospects of these businesses through the
provision of high quality business support and mentoring.

¢ Create a wide network of businesses, promoting business collaboration amongst
knowledge based businesses.

o Widen employment opportunities in Yeovil and for further afield.

e Increase research and development and collaboration with the knowledge base
for the target sectors.

e Strengthen the role of Yeovil in the South West's focus on aerospace and
advanced engineering.

e Become self-supporting financially and thereby minimise the future demands on
public sector funding.

o It will also have a regenerative effect on surrounding area through physical
refurbishment of a prominent building.
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2.5

e It will provide affordable business accommodation for knowledge based
businesses, thus meeting an identified need.

Inclusions

The project is fully costed by surveyor and will include all the project elements
required to take the project from Business Case through to the build and
development and opening of the phase 2 centre. This includes a design and build
stage for which an external appropriate party will be procured through an open
process.

Exclusions
The capital bid does not include any item of revenue expenditure.

Constraints and Decisions

The completion of the full capital funding package is dependent on either;

¢ the bid to GD2 being accepted (decision expected March 2016) or;

¢ in the event of this funding not being secured, the use of SSDC Infrastructure
Funding being secured to complete the overall funding package.

Interfaces
Not applicable

Quality Expectations

These will be defined by the UK statutory regulations that apply to the design and
construction of a project of this type.

Carbon Management

The completed project will comply with statutory building regulations and any other
statutory requirements that apply. SSDCs Property Services officers will ensure that
the design and build complies with SSDC standard requirements and aspirations.

Initial Business Case
Project Costs

These are based on Green Book construction values as of December 2015. SSDC'’s
Development Valuer (a RICS accredited ‘Red Book® Valuer) concurs that the costs
represent a robust estimate of the project costs. These costs will be confirmed by
procured Design and Build specialist architect and QS prior to start of project.

Cost Unit Total Cost
Green Book build cost at £1,400 per sq mt 1000 1,400,000
Project costs 12% 156,800
Sub total 1,568,000
Contingency 10% 156,800
Total Cost 1,724,800

Figure 4 Project Costs

External Funding
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This business plan assumes a grant of £433, 000 will be made available towards
the YIC2 project subject to the necessary approvals and conditions. The grant was
set according to the original expression of interest (EOI) as 33.3% of an assumed
project cost of £1,300,000. Whilst this cost may yet be realistically achievable, our
surveyors advise that the build costs may be higher and are in line with those
presented in this fully costed business case. Unfortunately there is no flexibility
offered (in terms of grant) from the lower costs of the EOI. The outcome of the
funding application will be known in March 2016.

The full income and expenditure revenue forecasts for YIC2 are:

YIC Extension 10 year Forecast

2017/18 2018/19 2019/20 2020/21 2021/22 2022123 2023/24 2024/25 2025/26 2026/27

Occupancy % 20% 35% 40% 60% 5% 70% 75% 80% 85% 85%

Sq Ft Let 1700 2975 3400 5100 5525 5950 6375 6800 7225 7225

Income Total 46,838 84,425 96,486 144,729 156,790 168,851 180,912 192,972 205,033 205,033
Expenditure NonPay 73303 75352 77462 79636 81875 84181 86557 89,004 91524 94119
Staff Costs 20,000 20200 20402 20606 20,812 21020 21230 21443 21657 21874
Maintenance 12,750 12,750 12,750 12,750 12750 12750 12750 12,750 12,750 12,750

Total Expenditure 106,053 108,302 110,614 112,992 115437 117,952 120,537 123,196 125931 128,743
Net Profit (Loss) 59,215 -23876 -14128 31,737 41,353 50,899 602374 69776 79102 76,290

Fig 5 Ten Year revenue forecast for YIC2 project

The forecast shows that there is only a short period of revenue loss for YIC2. This is
estimated to be a three year period of revenue loss. The beak —even point will
actually be reached in year three with sound net profit by year four and a cumulative
net profit reached in year six. This means that by year 7 all revenue losses will have
been recovered and the project will move to an ongoing income generating stage.

The tenant occupancy rate of YIC2 is the main factor that drives income generation
and our projections for occupancy YIC 2 are based on our actual experience with the
main YIC

Income generation peaks at around £82k per annum by year 4. Income is capped by
the amount of lettable space available, so we can reasonably assume that £82k p.a.
would be the maximum net income that can be generated by the project.

Key assumptions made in determining the income projections

e We have projected occupancy rates in line with the historic uptake of suites
already experienced at YIC in the first 5 years of operation. This has shown to
be a growth of around 20% per annum in the occupancy rates over a four
year period. This will flatten out in year 5 owing to the churn of tenants.
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¢ We have not assumed an occupancy rate greater than 80%.

e We have included a year on year increase in the amount of business rates
that we will be charged.

e We have included a year on year reduction in the amount of small business
rates that we will be able to reclaim.

e Increases in costs need to be balanced with acceptable increases in income.
Whilst the market will determine these values, we would recommend an
annual review of income and expenditure

Whist YIC 2 could be treated as a stand-alone project, it would be virtually impossible
to separate the operating costs from the main YIC. There are common costs, service
charges, staff costs and shared overheads that would be difficult to isolate and
economies of scale that would be difficult to assign if the two operations were kept
separate.

Whilst the finances of the two projects can be kept separate if required, there are
advantages to taking an overall view of the financial position of YIC:

e The projected revenue loss in the first three years of the YIC 2 extension would
be largely absorbed by the amalgamated operation and with the exception of
year one, remain in overall profit at all times .

e There would be no disagreements over profit sharing between the YIC funding
partners if YIC2 became full of tenants whilst there were vacant suites in the
original YIC (and vice-versa).

e The overall profit sharing between the original partners can continue provided the
increased investment by YIC (not including the GD2 grant) is reflected in the ratio
of capital investment made by the original funding partners.

o Economies of scale become evident in the shared model, because fixed
overheads such as management and staffing remain largely unchanged despite
the increased overall size of YIC

Anticipated Benefits

Return on Investment

Following an initial period of revenue loss, YIC2 moves to a profit making scenario
beyond year 3. By year 10 SSDC'’s investment of £1,291,800 offers a return of 5.9%
pa with an average return of 2.42% over the first 10 years

It should be noted that the primary purpose of the Yeovil Innovation Centre is to
benefit the local economy by strengthening diversification in key sectors and
increasing high-value productivity. From a funding partner perspective our main
ambitions have been to avoid making an operating loss and to use any profits gained
to further our work for the local economy.
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3.4

Project Outputs and Targets

Output Total 2017/18-2020/21
Minimum Target
New businesses created 7 new businesses by 2018

28 new businesses by 2021
(7 per year cumulatively thereafter)

Business safeguarded 28 businesses per annum by 2021
Approx. 28 annually thereafter

Jobs created (direct) 14 in 2018
56 by 2021
Approx. 14 annually thereafter

Jobs created (indirect) 20 during construction 2017

Not enumerated, bur considerable potential in supply
chain

Jobs safeguarded Up to 135 annually at typical densities (when centre
is full). Based on current figures for existing YIC

Fig 6 - Project outputs and targets

Options

In terms of project funding YIC2 has been prioritised within SSDCs Investing in
Infrastructure Programme. As such it is now prioritised within the Somerset Growth
Plan and the project lends itself well to funding applications to major funding streams.
The Project Business Case has been submitted in the final stages of consideration
for GD2 funding.

The size of the extension building is seen as an optimum scale of expansion. It will
add around 70% of additional floor-space/office for business start-ups and offers an
optimum level of return in terms of business outputs and financial return.

With a smaller expansion the costs would be disproportionately high when compared
to both the financial and wider economic outcomes and thus represent less value for
money as a project. A larger expansion prolongs the period of time required to hit the
financial break-even point and thus carries a far greater financial risk for SSDC.

Options have also been considered as to where the extension is located at YIC. It
has been decided that a qualified engineer and architect would best determine the
location of the extension. At this stage, the rear of the building is favoured to remove
the need for a second lift at YIC and because of the proximity to exiting and
underused suites of WCs.

Key Project Information Summary

341

Expected Duration Of Project

Start date: March 2016

Milestones Infrastructure Plan

Other Key Inclusion of Project into Investing in SSDC May 2014
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with Dates: Prioritisation of project within SSDC Investing In Jun 2014
Infrastructure Programme
Broad Outline Costings for Project Jul 2014
Approval for Investing in infrastructure Plan Nov 2014
Inclusion of YIC phase 2 within Growth Plan 3 Nov 2014
submission
Application to Unlocking Growth Fund (GD2) Jan 2015
Update income/expenditure projections (at GD3 Sept 2015
application stage)
Request for Business Case from LEP Dec 2015
Estimate for build costs provided by SSDC retained Dec 2015
consultant
Capital Bid to Full Council Feb 2016
Formal offer of funding from LEP Feb 2016
Pre app planning views taken Feb 2016
Preparation of Project Tendering Document for Design Feb 2016
and Project Management
Advertise Tendering Brief Mar 2016
Appoint architect/project planner Apr 2016
Full project costs and plans prepared May 2016
Planning Submission May 2016
Negotiate 106 obligations May 2016
Tendering document for construction May 2016
Planning permission July 2016
Awarding the work through an OJEU compliant July 2016
selection process
Construction period begins Aug 2016
Main Building complete Aug 2016
Fit out Sept 2017
Expected Completion - YIC Phase 2 opens Nov 2017

3.4.2 Estimate of Officer Time Required: -
Officer’s Title Estimate of | Officer Agreement
Officer hrs available? of Officer?
Y/N Y/N

Economic Development Officer 100 Yes Yes

Property and Engineering Services 300 Yes Yes

Manager 50 Yes Yes

Senior Building Surveyor 200 Yes Yes

YIC staff in general
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Comment by Property Services:

Property Services have prepared the
preliminary plans and have been consulted
on the costs.

Comment by Information Systems

(if new IT system):

Not applicable- IT provide at YIC by external
provider. No additional staff requirements
anticipated at early stage.

Comment by Green Team:

Need to use sustainable materials (if
possible)

e Paints

e Locally sourced materials

e Use of FSC sourced softwoods and
hardwoods

Try to use environmentally aware contractors.
Aim to reduce energy consumption by using:
¢ Light fittings which are low energy
¢ Increased levels of insulation (with
sustainable materials)
e Greater efficiency for all new plant
and equipment specified if possible.

Sharing of equipment between services will
ultimately reduce carbon impact.

Comment by Equalities Officer:

The main YIC project is viewed as an
excellent project from an equalities
perspective. YIC2 is expected to meet the
same standard of compliance.

3.4.3

Risk Assessment

Risk

Steps taken to mitigate Risk

Slippage in project schedule

Adherence to project schedule and regular project
review during and prior to construction phase.

Costs over-run

Accurate costing of project through consultant and
then through architect and QS.

Management Costs

Adhering to current staffing structure with review at
point of Operator Review.

Business Rates

Apply for small business rates relief where and
whilst possible. Maintain high occupancy rates of
units.

Attracting and retaining anchor
tenants

On-going marketing campaign with reasonable
flexibility around lease negotiations.

Maintaining and increasing
rental levels

Sliding scale on tenant rentals over duration of
occupation. Annual review of market rental levels
with adjustments as necessary.

Operator default

SSDC to remain as operator with first review at
December 2016.
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4.1 Financial Investment Capital Projects
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4.1.1 | Total Costs and Funding — Capital Project
Funding Body £ 000
SSDC Capital: - SSDC Capital Fund 1,292
Unlocking Growth Fund 433
Total Capital Cost 1,725
4.1.2 | Breakdown of main areas of cost
2016/17 | 2017/18 | 2018/19 | 2019/20 | 2020/21
£000 £000 £000 £000 £000
Green Book costings on 1,000 sq 725 1,000
mts of new build.
Totals 725 1,000
4.1.3 | External funds to be received
Secured? | 2016/17 | 2017/18 | 2018/19 | 2019/20 | 2020/21
YIN £000 £000 £000 £000 £000
GD2 Unlocking Growth 433
Fund
Totals 433
4.1.4 | Revenue Implications of Capital scheme
Cost 2016/17 | 2017118 | 2018/19 | 2019/20 | 2020/21
Centre £000 £000 £000 £000 £000
Loss of interest @ 3.15% FT922 20 21
(PWLB 10yr rate 10.7.15)
(Savings in expenditure)
Revenue Costs:
- Net Revenue Loss RE737 59 (36) 9)
Revenue Income (32)
Total Revenue Expenditure / 20 80 (36) (9) 32
(Net saving)
Cumulative 20 100 64 55 23

NB - savings cumulative from year 3 of project with full cost recovery at year 6. Annual revenue
of £70k+ from Year 8. See figure 8 in this application

415

Whole Life Costing

Estimated useful life of asset (years)

30yrs+

Total Revenue Costs Year 1to 5

Overall Profit shown from Year 4

Annual Revenue Cost after year 5

Profit from year 5 reaching max of
around £70Kk profit p.a. by year 8

Total cost over whole life of asset

Total income projection of £1.5M

over whole life of project
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4.1.6 | VAT Implications
YIC is opted to tax for VAT purposes, so any VAT incurred on this project is fully
recoverable.
4.1.7 | Impact on Band D
£
Additional spend 1,292,000
Lost interest at 3.15% 40,698
Divided by tax base 57,143
Cost per band D tax payer 7.12
5 Project Organisation
5.3 Provisional Project Management Team
Name Role/ Title
Martin Woods Project Sponsor
David Julian Project Manager
Gary Green for SSDC User Representative
Not yet procured Supplier Representative
5.4 Interested Parties
Name Reason Action required
HCA Charge on land title | Permission received
Adjustment to capital share in project
SCC Co-funder of main | Adjustment to capital share in project
YIC project
6  Other Useful Information

This document was compiled from the Yeovil Innovation Centre Phase 2 Business

Plan. The business plan is available for viewing.
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1

2.1

2.2

2.3

Purpose

In accordance with the decision made by District Executive in February 2015, to take an
opportunistic approach to purchasing properties for housing purposes which fulfil a defined
housing need and provide a reasonable rate of return on the capital investment.

Project Outline

The capital bid is to create a fund for investment purposes following the deployment of the
initial £600,000 and in the light of lessons learned from those initial investments. There is
potential for further investment either through the purchase of some new properties as part
of a wider development or through the creation of new dwellings ourselves as a stand-alone
development.

Activity to date demonstrates that the minimum rate of return is achievable, even when
constrained by existing rent agreements or specific physical needs. Wider acquisition of
properties (with fewer constraints) which are then let, through an intermediary, on a market
rent should produce higher rates of return. Newly built properties will have the added
advantage of a lower call on maintenance costs for the first 10-15 years. It is suggested that
we now consider acquisition of a larger number of newly built properties and then compare
and contrast actual returns on these and the tenanted properties we have already acquired.

Authority Responsible
SsDC

Background

The need for market housing for rent shows no signs of abating. Some local authorities
have seen a business case for responding to this gap in the market. They have set up
investment and housing companies to improve local market conditions by providing market
housing for rent to meet the needs of a significant cohort able to afford this option.
Projected population growth and other household changes is giving rise to a shortfall in
housing overall. Whilst the private sector has overtaken the social sector as main provider
of rent nationally, there is a lower rate of penetration in SSDC (13.3%, compared with the
county average 14.7%). It would appear that demand currently exceeds supply, especially
as mortgage availability is more restricted leading more people to turn to rent.

Note the acquisition of four tenanted properties in Martock and the proposed acquisition of
a specialist bungalow (in train at the time of compiling this bid).

The Council shall continue to take an opportunistic approach to purchasing properties for
housing purposes which fulfil a defined housing need and provide a reasonable rate of
return on the capital investment and it is proposed to set aside a further £2.4m from
available capital funds for such investment.

Project Objectives

= Acquire a wider portfolio of investment properties with the intention that the majority of
these are let or leased at a market rate producing a rate of return over and above the
prevailing PWLB rate (at the time of acquisition).
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2.4

= Retain the option of the occasional acquisition of a property to meet a defined need at a
sub-market rate, still producing a return at least equal to the prevailing PWLB rate (at
the time of acquisition), where other options for meeting the very specific needs of the
household concerned have either been exhausted or require an unacceptable level of
grant subsidy.

= The majority of the acquired properties to be newly constructed with existing warranties
and the expectation of low levels of cyclical maintenance within the first 10-15 years of
ownership.

= |n all cases the objective is to achieve a rate of return no worse than the prevailing
PWLB rate, thus the project is essentially alternative treasury management whilst
making the councils investments meet a local community need.

» |n the case of investment properties used for a shared ownership solution the Council
will retain the freehold and may enter into a direct relationship with the lessee.

» |n the case of investment properties used for rental purposes, the Council is likely to
lease to a third party such as a trusted Housing Association or other intermediary and
thus not enter into a direct relationship with the tenant.

The initiative clearly provides a major plank in addressing “Focus Three — Homes” and in
particular meets the stated aim:

“With partners, enable additional new homes to meet the needs of the district, including
mixed housing schemes to buy or rent that are affordable.”

Also, the major statement in the Plan:

“We want decent housing for our residents that matches their income”

Project Scope

Inclusions

e Acquisition of newly built dwellings as investment properties.

e Acquisition of second hand dwellings as investment properties where these have been
relatively newly built and retain some warranties from the original developer/builder.

e Acquisition of second hand dwellings as investment properties where these meet a
defined need for a specific identified household.

Exclusions

Acquisition of second hand dwellings more than five years old as investment properties
where there is no specific identified household with a very defined need

Constraints and Decisions

In the case of investment properties used for a shared ownership solution the Council will
retain the freehold and may enter into a direct relationship with the lessee.

In the case of investment properties used for rental purposes, the Council is likely to lease
to a third party such as a trusted Housing Association or other intermediary and thus not
enter into a direct relationship with the tenant.
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2.5 Quality Expectations

Newly built and relatively newly built properties will retain some warranties from the original
developer/builder. Older properties purchased with the intention of meeting a very specific
need for an identified household may require some ‘catch-up’ repair work to bring them up
to a similar standards, for example boiler replacement. Where this occurs the cost of the
remedial works will need to be taken into account as part of the initial investment.

2.6 Carbon Management

We may need to consider the energy efficiency ratings of any proposed acquisition and
whether investment should include remedial works to improve this.

3 Initial Business Case

3.1 Reasons

Housing presents an investment opportunity for the Council where money thus invested
could produce a rate of return at least equal to and very probably exceeding the prevailing
PWLB rate. The need for market housing for rent shows no signs of abating Some local
authorities have seen a business case for responding to this gap in the market. They have
set up investment and housing companies to improve local market conditions by providing
market housing for rent to meet the needs of a significant cohort able to afford this option.
SSDC approach has been to avoid the initial set up costs on such a scale but instead to
invest incrementally over time as set out in the original report to the District Executive in
February 2015.

The Council shall continue to take an opportunistic approach to purchasing properties for
housing purposes which fulfil a defined housing need and provide a reasonable rate of
return on the capital investment and it is proposed to set aside a further £ 2.4m from
available capital funds for such investment.

3.2 Anticipated Benefits

In all cases the objective is to achieve a rate of return no worse than the prevailing PWLB
rate, thus the project is essentially alternative treasury management whilst making the
councils investments meet a local community need.

3.3 Options

The main option is to acquire newly built dwellings as investment properties and lease
through an intermediary thus gaining a market rate of return without a direct relationship
with the tenant.

The option to acquire relatively new buildings which are ‘second-hand’ but still retain some
warranties from the original builder/developer has not been entirely ruled out but it is
expected that this will chiefly be utilised where the Council is seeking a tailored solution to
the very specific needs of an identified household whose needs cannot be met through
other routes. In some cases these very specific needs will only be met through the
acquisition of an older property requiring more remedial works.

The main option is to obtain properties to be let at a market rent, this maximising the
available rate of return on the investment. However the option to sell on a shared
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ownership basis has not been entirely ruled out, especially where this is the only available
way of meeting the very specific needs of an identified household.

The main option is to lease such acquired properties to a third party such as a trusted
Housing Association or other intermediary. The option to let directly to tenants has been
ruled out as we do not wish to create a direct relationship which may confer acquisition
rights on the tenant and essentially undermine the investment.

The main option is to acquire a small number of dwellings in an incremental way rather than
‘big bang’ acquisition of a larger number of dwellings all at once. This ensures that there
can be a wider spread of risk and the opportunity for organisational learning. The creation
of a special purpose vehicle has also been ruled out, for the time being, to avoid significant
one-off set up costs which will only delay the ‘payback period’

3.4 Key Project Information Summary
3.4.1 | Expected Duration Of Project
Start date: April 2016
Other Key Milestones with Dates:
Expected Completion Date: March 2018
3.4.2 | Estimate of Officer Time Required: -
Officer’s Name Estimate of Officer Agreement
Officer hrs available? | of Officer?
YIN Y/N
Corporate Strategic Housing Manager Significant Y Y
proportion of
Colin’s time
Comment by Green Team: Comments to be added from Green Team re
any possible carbon impact on projects.
Comment by Equalities Officer: Comments to be added by Equalities Officer re
any possible equality and diversity impact on
projects.
3.4.3 | Risk Assessment

Risk Steps taken to mitigate Risk

Income generated fails to meet required
level above PWLB

Properties purchased require significant
maintenance

Reduced demand for market rented
properties

Purchase prices reduce margin for
income generation above PWLB

Lease property to intermediary for a fixed sum;
transfers risk to them

project geared towards new build where NHBC
warranties cover

unlikely but properties can be sold earlier than
originally intended if necessary

no purchase to be completed without
appropriate assessment of income generated;
consideration to be given to ‘bulk buy’ which
reduce transaction costs for builder/vendor and
therefore should generate favourable terms
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4

Financial Investment

4.1 Financial Investment — Capital Projects

Project No. 2016-09

4.1.1 | Total Costs and Funding — Capital Project
Funding Body £’ 000
SSDC Capital: - District Executive 2,400
Total Capital Cost 2,400
4.1.2 | Breakdown of main areas of cost
201617 | 2017118 | 2018/19 | 2019/20 | 2020/21
£000 £000 £000 £000 £000
Purchase of Housing for Rental 1,200 1,200
Totals 1,200 1,200
4.1.3 | External funds to be received
Secured? | 2016/17 | 2017/18 | 2018/19 | 2019/20 | 2020/21
YIN £000 £000 £000 £000 £000
N/A
Totals
4.1.4 | Revenue Implications of Capital scheme
Cost 2016/17 | 2017118 | 2018/19 | 2019/20 | 2020/21
Centre £000 £000 £000 £000 £000
Loss of interest @ 3.15% FT922 37.8 37.8
(PWLB 10yr rate 10.7.15)
(Savings in expenditure)
Revenue Costs
Revenue Income
Total Revenue Expenditure / 37.8 37.8
(Net saving)
Cumulative 37.8 75.6
4.1.5 | Whole Life Costing
Estimated useful life of asset (years) N/A
Total Revenue Costs Year 1to 5
Annual Revenue Cost after year 5
Total cost over whole life of asset
4.1.6 | VAT Implications

Based on the current information provided, VAT should be recoverable on this scheme

but will dependant on each individual element.
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4.1.7 | Impact on Band D
Additional spend £2,400,000
Lost interest at 3.15% £75,600
Divided by tax base £57,143
Cost per band D tax payer £1.33
5 Project Organisation
5.1 Provisional Project Management Team
Name Role/ Title
Project Sponsor
Colin McDonald Project Manager
User Representative
Supplier Representative
5.2 Interested Parties

Name Reason

Action required

Other Useful Information



