CA8 - page 3

	Division(s): West Central Oxford


ITEM CA8
DETAILED PROJECT APPRAISAL

       APPRAISAL NO: R4
Name of Scheme:
Better Offices Programme – Central Offices
Refurbishment of County Hall

Basis of Estimate:
Refurbishment budget Costs provided by framework contractor

Furniture costs provided by preferred supplier

Physical relocation costs estimated using previous benchmarks

Other cost estimates produced by Mouchel
Start Year:
2007/08
1. INTRODUCTION
On the 16 January 2007, the Cabinet authorised the implementation of the Better Offices Programme and agreed the required funding subject to a project appraisal for the necessary capital expenditure being approved by the Cabinet.

This project appraisal relates to the rationalisation of space occupied in central Oxford, resulting from the relocation of staff to the Shared Services Centre and leading to better co-location of directorate teams. The project aims to release Macclesfield House for sale.

Speedwell House and Clarendon House will not be refurbished during this programme. County Hall will be significantly refurbished to provide an open plan layout and the ability to introduce flexible working.

There is a Cabinet commitment to joint civic offices being treated as a priority for the redevelopment of the West End of Oxford. The County Council therefore uses a five to ten year timescale as the likely period of occupation of County Hall.  The level of expenditure on County Hall therefore needs to reflect this.

2. DESCRIPTION OF PROJECT
Layouts for County Hall have been prepared, based on the above assumptions, and these have been issued to Directorates to enable them to determine the best co-location of their teams in the allotted space. 

The following locations are currently being considered for staff, although these may still change:

· Basement – unchanged

· Ground floor – Community Safety (Trading Standards) and CYP&F

· 1st floor – Members accommodation and Corporate Core

· 2nd floor – CYP&F and Corporate Core

· 3rd floor – CYP&F

· 4th floor – S&CS

Refurbishment will be conducted on a closely phased programme in order to minimise cost and disruption. There will be a need for some staff to decant to Macclesfield House while refurbishment takes place.

Pre-requisites for the project are:

· Acceptance and implementation of modern work-styles and office standards. In particular, staff need to have prepared for the move by minimising file storage in the same manner as has been successfully achieved in the move to the Shared Service Centre.
· Completion of the third phase of staff moves to the Shared Service Centre.
· ICT equipment (a PC on each desk) will be from existing stock.
· Final allocation of workspace to be agreed by Directorates.
3. POLICY CONTEXT FOR PROJECT
 
Provision of suitable and effectively used office space makes a significant contribution to the provision of high quality services and therefore the project will support the corporate objective of Value for Money, and the strategic priority of Better Public Services.  

Improvements to County Hall are linked to the Council’s values (CHOICE), specifically providing a customer focus and assisting with the delivery of more efficient and effective services with greater team integration within and between services.
4. JUSTIFICATION OF NEED FOR THE PROJECT
 
Rationalisation of City Centre accommodation in Oxford is a major component of the Better Offices Programme. Refurbishment of County Hall will provide fit-for–purpose accommodation, and Disability Discrimination Act requirements will be addressed. There will be an improvement in energy performance as lighting will be more energy efficient.  Co-location of teams will enable operational efficiencies and facilitate better work patterns. The project will enable freehold disposal of Macclesfield House. 

Refurbishment is justified on the following grounds:

· The modern work-style approach requires office space to be open-plan, with a better planned layout and providing an attractive work environment.

· An open-plan layout is necessary in order to use the space in the most effective way.

· Environmental conditions will be improved by removing partitions and increasing natural ventilation.
Since detailed feasibility work has been undertaken it has become apparent that the adoption of flexible working will require more fundamental changes in the planned refurbishment of County Hall. These can be summarised as follows:
· Adoption of modern workstyles will allow approximately 650 staff to work from County Hall with 495 desks provided.  This will mean an average of 7.6 workstations for any 10 staff.  Prior to the moves to Shared Services 500 staff were based in County Hall.  The project will allow an additional 150 staff to be based at County Hall in an improved working environment.  
· The additional numbers require additional data points and power sockets, and new telephony in accordance with the corporate office standards. A new data cable installation is therefore needed.  
5. LINKS TO THE COUNCIL’S ASSET MANAGEMENT PLAN
 
The Better Offices Programme is identified as a Key Objective in the Asset Management Plan & Capital Strategy.  This project is an integral part of that Programme and meets its objectives.  
6. FINANCIAL IMPLICATIONS
The financial case for the overall Better Offices Programme was reported to and approved by the Cabinet in January 2007:
(a) Approval related to the overall financial case for the Programme rather than the financial performance of one aspect.  Thus, one element of the strategy can be varied provided that it is matched by equivalent variations elsewhere in the strategy.
(b) Capital receipts from disposals are pooled within the financial planning for the overall programme, and are not allocated to individual projects. 
(c) A contingency figure of 10% of all capital expenditure has been included in the Programme Business Case, which will be managed across the programme.
(d) A whole life costing approach has been applied to the Better Offices Programme.  That means the total costs of the Programme have been assessed over a 29 years period, i.e. 25 years after completion of the moves and the final phase of borrowing.
Table 1 shows current estimated costs of £2,018,000 compared with funding available of £1,334,000, i.e. a shortfall of £684,000.  However the cost of relocation of an ICT node from Macclesfield House is £300,000 less than allowed for in the business case and it is proposed that this is used to help offset the higher than expected ICT costs at County Hall, leaving a shortfall of £384,000.

ICT has made a bid for the telephony costs for County Hall (£173,000) to be funded as a revenue pressure.  If this is successful the shortfall would reduce to £211,000.  However, as there has not been a decision on this it has to be assumed at this stage that the funding is not available.  

Costs have been reduced from original estimates by the re-use of some desks and chairs and by reducing Mechanical & Electrical and upgrade costs where possible. A more detailed breakdown of costs compared with the original budget is given in Table 2.

It is possible that the capital receipts that are being used to part fund the Programme are higher than the estimates used in the Business Case. They will be monitored and the business case reviewed once they become more certain.

The BOP Business Case has been significantly affected by the withdrawal of Foxcombe Court’s agent’s offer for additional office space, which would have involved a capital payment to the County Council of £886,000.  This has been identified as a budget pressure in the Service and Resource Planning Process.  Although the shortfall in budgets on the central offices could be made up from the Programme contingency, this would leave the contingency level very low (£233,000) for a major programme.  It is therefore recommended that the Project Appraisal is approved subject to this pressure being funded through the Service and Resource Planning process.

An alternative would be not to provide an open plan layout or ICT that would enable flexible working.  This would significantly reduce costs but would mean that approximately 150 fewer staff could be accommodated. In that case, additional office space would have to be leased which would impact significantly on the BOP Business Case.

7. STAFFING IMPLICATIONS
We will be working closely with managers, UNISON and other representative

bodies to ensure that staff are consulted, accommodation needs are properly

addressed and information is effectively communicated.
NEIL MONAGHAN
SUE SCANE
Head of Property
Assistant Chief Executive & Chief Finance Officer
Environment & Economy
Corporate Core
Contact Officer: 
Mark Tailby, Property Services, Tel: (01865) 816012
December 2007
Table 1: County Hall Budget and Costs 

	Upgrade works
	972,000

	County Hall Mechanical & Electrical
	210,000

	Furniture
	315,000

	ICT
	293,000

	Telephony Contingency (1)
	173,000

	Removals
	55,000

	
	___________

	
	

	Total Cost


	2,018,000

	Business Case Budget
	1,334,000

	ICT Node Surplus
	300,000

	
	___________

	Shortfall


	384,000

	Shortfall if Telephony funded by ICT
	211,000



	(1) Cost to be funded from ICT budget if bid successful.
	


Table 2.  Cost breakdown and comparison with Business Case Budget

	Item
	Original estimate £
	Current Estimate £
	Original Assumption
	Basis of Current Estimate

	County Hall Upgrade
	836,000
	972,000
	County Hall upgrade (of 3432 sqm) cost of £232 psm including inflation but excluding fees. This assumes new ceilings and lights, new carpets, upgraded toilets, redecoration and removal of some existing partitioning some new partitioning.
	Ceiling redecorated in situ. Partitions removed, lights re-lamped, New carpets and re-decoration; New comms rooms on 3 floors, Cloakroom upgrade deferred, as it would cost a further £80,000.

New Acoustic Panel meeting rooms.



	County Hall M&E
	0
	210,000
	No allowance
	Allows for new cableways for VOIP system; additional power to new desk layout; clean and re-lamp light units. 

	Clarendon,  Speedwell Hse
	20,000
	0
	£20,000 allocated to minor upgrading at Speedwell and Clarendon Houses if required.
	Not required.

	Furniture
	150,000
	315,000
	50% new furniture provision allowance of £800 per workstation (assumed 175 workstations) 
	Includes some new desks – ‘straight’ desks and 50% of chairs will be re-used.

	Fee- Space planning 
	30,000
	0
	Space planning fee cost of £30,000
	Funded from fee budget.

	ICT County hall
	130,000
	466,000
	ICT equipment is moved with staff at a cost of £370 per person x an estimated 350 staff. No inflation allowed.


	ICT Strategy cost is £466k. Telephony cost of £173k included.

	Removals

600 x £50
	60,000
	55,000
	Staff removal cost allowance of £60,000
	£50 per head, 500 Staff move once, 100 staff move twice

Plus £25k allowance for removal and disposal of unwanted furniture

	Fees 12% on Capital
	108,720
	
	
	Fees are included in refurbishment costs.  

	Total
	1,334,720
	2,018,000
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