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Division(s):  Thame & Chinnor

ITEM CA13

DETAILED PROJECT APPRAISAL
APPRAISAL NO. CS5

NAME OF SCHEME: 
Replacement Thame Library 
START YEAR:
2006/2007

BASIS OF ESTIMATE: 
Cost estimate produced by Mouchel Parkman 

1. INTRODUCTION

The inclusion in the capital programme of a replacement library in Thame was approved by the Council, on the recommendation of the Executive, in February 2005.  A full option appraisal has been carried out and approval of this project appraisal is now sought to enable the scheme to proceed.

2. DESCRIPTION OF PROJECT

3 North Street, Thame (currently leased and used as Pied Peddlar Toy Shop) was purchased in 1986 as a potential replacement library.  Following the approval by Council in February 2005 to proceed with a replacement for the Thame Library, other options have been reviewed (see attached summary of the Option Appraisal). The conversion of the existing Thame Town Hall emerged from this process as the preferred option.

It is proposed to lease the Town Hall (125 years) from the Town Council and convert the ground and first floors (307/m2) for library use, toilets, work room and staff spaces, complete with new lift and DDA (Disability Discrimination Act) compliant access.  The Town Hall site has a major advantage being centrally located and accessible from existing controlled car parks and public transport.  Space is available for designated parking to enable deliveries to the rear of the property.  Provision can be made for the continued use for minor Town Council meetings of about 12 people although this may now not be required as the Town Council are interested in purchasing the existing library for community use. 

Possession of the building is currently envisaged no earlier than September 2006, conversion work to commence in November 2006 and completion of the new library around May/June 2007.

3. JUSTIFICATION AND ASSESSMENT OF NEED

The existing Thame library (120m2) is poorly located and unfit for purpose and does not meet the requirements of a modern library service.  In summary:

· The size of the current library is 28% of that required to meet the needs of the projected (2016/17) population.

· The current site is poor, remote from the town centre, hard to find and approached by a steep climb, all factors which restrict use.

· The building is not in good condition, is very cramped, does not comply with DDA requirements and places severe constraints on service improvement.
· There is strong local support from library users, the Town Council and others for improved provision.

The proposed project is likely to improve performance significantly.  It will have a substantial impact in terms of suitability and condition, will help to reach targets within the Asset Management Plan and will offer the opportunity for better use of and participation in library and cultural services.   

There will be a reduction in unmet repairs and maintenance liabilities. 

4. CONSULTATION

The Town Council have been kept informed of progress with this project and the option selection.  The County Council have kept the District Council informed through bi-lateral meetings.

The Town Council is currently carrying out public consultation.  There is a Town Council meeting on 28 February 2006 and it is expected that the principle will be agreed to sell the Town Hall to the County Council.

5. OTHER OPTIONS

A number of options have been reviewed (see the summary of the Option Appraisal attached at Annex 1).  The conversion of the existing Thame Town Hall is the preferred option.

6. POLICY CONTEXT

The County Council’s Capital Strategy & Asset Management Plan has identified Thame Library as a key property objective.

7. PROPERTY ISSUES

(i) Existing Library, Southern Road

The existing library site would be sold to help fund the Town Hall refurbishment costs.  The Town Council has indicated that it may wish to acquire the site, to satisfy its needs for community meeting rooms. 

(ii) 3 North Street

The lease of 3 North Street expires in June 2006.  The rent is £36,000 pa.  Arrangements are being made to extend the lease beyond June, to enable the tenant to remain in occupation, until the Town Hall has been acquired.  3 North Street could then be brought forward for disposal, which would generate a capital receipt.

8. FINANCIAL IMPLICATIONS                 See attached (Exempt) Resource Appraisal
Exempt Information:  The Resource Appraisal contains information considered to be exempt within Paragraph 3 of Schedule 12A to the Local Government Act 1972 (Information relating to the financial or business affairs of any particular person, including the authority holding that information), namely, the estimated value of property in respect of which a sale is in contemplation; and it is further considered that in all the circumstances of the case, the public interest in maintaining the exemption outweighs the public interest in disclosing the information, in that otherwise the position of the Council in negotiations in respect of that sale would be likely to be prejudiced.

It is recommended on those grounds that the public be excluded from the meeting during the consideration of the resource appraisal since it is likely that if they were present during those items there would be a disclosure of that exempt information.

(i) Capital

The estimated total cost of the project is £1,200,000 inclusive of refurbishment, furniture, equipment, fees and the cost of a long lease.  These costs will be resourced from Annual Capital Guidelines credit approval and a capital receipt from sale of the present library.  Provision covering for the estimated net cost is covered by the updated Capital Programme agreed by the Council on 14 February.

(ii) Revenue

The estimated property revenue costs are as follows:

Rates 
£9,000

R&M
£6,000 
(1st year’s costs included in contract)

Utilities 
£6,500

Insurance 
£1,750

Cleaning 
£5,000

Total 
£28,250

In 2004-05 the corresponding revenue costs associated with the current library were approximately £6,000.  There will therefore be an increase in revenue running costs.  To meet these additional requirements, the first objective will be to make non cash efficiencies and to re-allocate existing resources. 

It is expected that the new library will be staffed from within existing service resources and that it will utilise ICT facilities to provide greater self service (including self issue and self return of books).

9. ENVIRONMENTAL IMPLICATIONS

The Town Hall is a Grade 2 Listed Building.  The modifications to the Town Hall have been designed in close consultation with English Heritage to respect the original features and architectural character of the building.  The formal application will be made in April 2006

The scope for low energy consumption is reduced in a listed building but a target BREEAM (Building Research Establishment Environmental Assessment Method) performance of ‘good’ is anticipated by providing roof insulation and a high efficiency heating system.
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ANNEX 1
SUMMARY OF OPTION APPRAISAL

The County Council’s previous consultants, WS Atkins, had undertaken a search for options in 2004.  The new consultant, Mouchel Parkman, has reviewed those options and identified additional options that have since become available.  Twelve options in total have been identified and, for various reasons, nine have been discounted.  

An appraisal was undertaken on the three remaining options:

1. Town Hall 


Conversion & possible mezzanine floor extension.

2. Fire Station, Nelson Street
New build or conversion/extension
3. Pied Peddlar, 3 North Street 
New build or conversion.

Options 2 and 3 above are owned by OCC.  The Option 1 property is owned by the Town Council who have indicated the possible availability of a 125 year lease with use restricted to community use.  The availability of the Town Hall is dependent on the Town Council acquiring the nearby Market House from South Oxfordshire District Council, and to the County Council obtaining planning permission to convert the Town Hall.  The Citizens’ Advice Bureau also needs to be relocated from Market House and the existing library has been put forward as an option for that or to replace lost meeting room facilities in the Town Hall.

Subject to being able to start on site by September 2006 (if practical), delivery of a new library could be as follows:

1. Town Hall 

May 2007

2. Fire Station 

2008 at least due to need to relocate fire station

3. 3 North Street 

September 2007

Expectations need to be managed, as all three options have risks attached to them that may affect timescale.

There are now reservations about the Pied Peddlar, bought by the County Council in the 1980’s as a potential future library, in terms of cost, construction risks, neighbour issues and access for deliveries.  It is envisaged the freehold would be retained and continue to be let out to the current tenant, in case a County Council service need (eg a day centre) arises in the future.

Following initial costing and a weighted scoring exercise against agreed criteria, the Town Hall was considered to represent the best value solution in terms of location, ease of construction and cost, dependent on the acquisition cost currently under negotiation.  The scoring was however close. The Town Hall will provide significantly more floor space than the current library, to approximately 75% of the optimum floor space standard. 
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