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1 Executive Summary

Introduction

1.1.1 King Sturge was appointed by Stoke on Trent City Council (the Council) to undertake a review of 40

administrative buildings in Council occupation and to provide an office rationalisation strategy to 

inform the Council as how best to rationalise the existing portfolio as a means to improve serv ice 

delivery and to bring about a reduction in the running costs of their operational estate.  The following 

40 properties were identified for inclusion in the study:

11 Hartshill Road Stoke Town Hall

245 Hartshill Road Fenton Manor 
Pool/Sports Centre Swann House

Goodson Buildings Mental Health Resource 
Centre Swift House A & B

Gordon House The Mount (Support 
Centre)

Blurton Children’s Centre 
(Pembridge Road) Hanley Local Centre Potteries Museum And 

Art Gallery
Trentham Business 
Centre

Hanley Park Regent Centre Trinity Street - Property 
Services 

Bucknall Social Services 
Office Hanley Town Hall Shelton Day Services

City Central Library Heron Cross House Stoke Housing Advice 
Centre Tunstall Town Hall

Civic Centre Longton Area Social 
Services Office

Stoke Local Service 
Centre

Units 7/8 Riverside 
Office Village

Longton Library Stoke Recreation Centre Weston Coyney 
Resource Centre

Strategic Fit

1.1.2 A key strategic driver for this study is for the Council to identify operational savings in light of the 

significant reduction in its capital and revenue budgets following the Government imposed spending 

review.  It is important that this is done in harmony with the Council’s corporate objectives and 

programmes, and as such the re port summarises two key Council corporate documents; the 

Corporate Plan 2009-12 and the Draft Accommodation Strategy.
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Options Appraisal

1.1.3 King Sturge undertook a strategic review of the administration buildings taking into account the 

following factors:

• Council objectives and priorities

• Floor area

• Maintenance backlog

• Capital Value

• Running costs

• 25 year life cycle

• Tenure

• Number of FTEs

• Annual rent

• Lease expiry

1.1.4 The key findings from this stage were as follows:

• There is a willingness within the Council to reduce the number of buildings in Council 

occupation potentially through consolidation of services followed by disposal of assets;

• The Council are seeking to rationalise the current occupation of the estate ;

• There is a keen desire to use the Council’s occ upation to bring forward city centre 

regeneration; and

• Additional cost can be avoided by disposing of assets with a significant maintenance backlog, 

and in advance of incurring the required spend.

1.1.5 Rationalisation options were dev eloped in conjunction with the Property Services Manager to a 

shortlist of 5, including the base case (status quo do nothing approach) agains t which they were all 

other options were compared.  These options are as follows:

Option 1 Status Quo 

Option 2 Consolidate into core operational property plus administrative buildings as required 

Option 3a Consolidate into city centre CBD project core operational property plus 

administrative buildings as required to include the Civic Centre 

Option 3b Consolidate onto a business park and core operational proper ty plus administrative 

buildings as required to include the Civic Centre 

Option 4 Consolidate into the city centre CBD project 

1.1.6 The options were then scored from a qualitativ e perspective against agreed criteria.  The results of 

this appraisal are summarised below:
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Option 1 Option 2 Option 3a Option 3b Option 4

City Centre CBD 
project and

Festival Park 
development and

Status Quo

Core operational 
plus admin bldgs 

as required
Core operational property plus admin 
bldgs as required to include Civic Ctr

City centre 
CBD project 

only

Strategic 
Objectives

6.36% 8.18% 40.00% 11.82% 38.18%

Economy and 
Efficiency

4.17% 11.67% 30.00% 21.67% 28.33%

Deliverability 11.25% 17.50% 23.75% 8.75% 11.25%

Total 21.78% 37.35% 93.75% 42.23% 77.77%

Ranking 5 4 1 3 2

Weighted Score Table
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Status Quo Core operational
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CBD project plus
admin bldgs

Festival Park devt
plus admin bldgs

CBD project only

Option 1 Option 2 Option 3a Option 3b Option 4

Deliverability 

Economic and
Efficiency 

Strategic Objectives

1.1.7 On the basis of the qualitativ e analysis, it was agreed that Option 3a should be inv estigated further, 

and this option is therefore quantitatively appraised later in the report to include consideration of the 

following key criteria:

• Revenue/ Running costs

• Lifecycle data

• Capital receipts

• Required Capital investment 
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Commercial Case

1.1.8 It is important to consider the commercial arrangements for implementation of a given option, and as 

such the report reviews the commerciality of the various activities that the rationalisation options 

could bring about, such as:

• Refurbishment of existing accommodation 

• Development of new city centre CBD scheme

• Design and Build development of new office accommodation at Festival Park

The Financial Case

1.1.9 The table below set s out the base case position relation to the current occupation of the Council’s 

administrative estate:

Number of Buildings 40
Total Floor Area (m²) 71,822.50
Number of Workstations 2,595
Number of FTEs 2,807

Revenue Implications Minimum (pa) £4,444,200
(Property running costs) Maximum (pa) £5,853,900

Capital Expenditure
Total Refurbishment £20,284,700
Total Backlog Maintenance £5,418,300

Current Portfolio - (At Day 1)

1.1.10 The financial model identifies the following sav ings and inv estment that will occur as a result of the 

implementation of Option 3a:
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Number of Buildings disposed of
Buildings retained at end of model period

Total Floor Area (m²) disposed of 31,081.50
Floor area retained at end of model period 40,741.00

Number of Workstations  - removed 1,454
Workstations available at end of model period 1,141

Number of FTEs - space for removed 1,422
Space for FTEs available at end of model period 1,385

Revenue Savings Minimum (pa) £2,045,000
(Property running costs) Maximum (pa) £2,789,100

Capital Expenditure
Total Refurbishment £10,995,000
Refurbishment avoided £9,289,700
Total Backlog Maintenance £4,544,910
Backlog Maintenance avoided £873,390
Capital receipts received

Savings / Investment

1.1.11 In summary, impl ementation of Option 3a (rationalisation of portfolio to a new facility in the central 

business district, with retention of civic centre) will generate the following benefits:

• Annual revenue saving of between £  and £  through the disposal of the 

assets identified as surplus and the avoidance of future running costs;

• Total backlog maintenance and refurbishment cost of £10.16 million avoided; and

• Revenue savings alone can fund capital requirement of £ million within 4 years.

1.1.12 These results demonstrate that a financial case can be made for the rationalisation of the current 

administrative portfolio for the Council, although the capital cost and revenue sav ings associated 

with the new facility within the City Centre CBD are yet to be considered.

Project Delivery and Next Steps

1.1.13 The report discusses the achiev ability of the project to ensure that the recommendations are 

deliverable.  Evidence of the following similar projects undertaken by public sector organisations is

discussed to demonstrate their success in preparing accommodation strategies to align property to 

business need:

• Hertfordshire County Council

• Croydon Council Urban Regeneration Vehicle

• Gloucestershire County Council

• Knowsley Metropolitan Borough Council

• Tunbridge Wells Borough Council
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1.1.14 Further to aid efficient delivery of the recommended programme, the report outlines a project 

management structure identifying the Property Services Manager as Project Sponsor that already 

effectively manages the process:

1.1.15 Finally, this section of the report also notes that completing the property disposals and property 

refurbishments will be key to maximise the benefits of implementing Option 3a.  

1.1.16 The conclusion of this report is that the Council has viable options to relocate to the proposed CBD 

scheme and release some of its remaining occupational estate to reduce running costs and to 

generate capital receipt s.  There are also significant efficiency gains to be had in terms of space 

occupation in the new facility which should further reduce the number of office moves that are 

currently regularly implemented.

1.1.17 Our recommendation therefore is that the Council continues with its plans to anchor the city centre 

CBD scheme to enable the scheme’s dev elopment and to ration alise their existing Council 

workforce into this new facility.  In addition it should explore the disposal options for those assets 

that will be surplus to requirements following this rationalisation which could produce capital receipts

to the Council.

1.1.18 This report is presented in a Business Case format following HM Treasure best practice guidance.

Project Board
Project Sponsor

Personnel

IT

Project Manager

Project Team
Project Manager

Planning

Others - TBC
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2 Introduction

2.1 Background

2.1.1 Stoke-on-Trent City Council serv es a population of approximately 240,000 people and is changing 

from an industrial (pottery and mining) community to one with greater representation of service 

industries and distribution centres.  

2.1.2 The City Council is the largest employer in Stoke-on-Trent, employing approximately 14,000 people, 

the majority of which are based in:

• The Civic Centre, Glebe Street

• Swann House, Boothen Road

• Trentham Business Centre, Bellringer Road

2.1.3 Local authorities throughout the Country are currently facing a significant reduction in their capital 

and revenue budgets as a result of 2010 Comprehensive Spending Review.  The way in which local 

authorities use and manage their property holdings is not only central to their ability to support best 

value service delivery, but can also bring about significant financial benefits.  

2.1.4 Further, there are likely to be significant property implications for the Council in how it occupies its 

estate following the Council’s recent restructure into four distinct service directorates:

• People – Children and Young People’s Services

• People – Adult and Neighbourhood Services

• Place – City Renewal

• Business Services

2.1.5 Against this background the Council has commissioned King Sturge to develop a rationalisation and 

consolidation strategy focussing on 40 administrative buildings in Council ownership and 

occupation.  King Sturge will identify and assess the s trategic options that will deliv er the required 

efficiencies and financial savings to the Council’s operational estate.  

2.1.6 The 40 administrative buildings are as follows:

11 Hartshill Road Stoke Town Hall

245 Hartshill Road Fenton Manor 
Pool/Sports Centre Swann House

Goodson Buildings Mental Health Resource 
Centre Swift House A & B

Gordon House The Mount (Support 
Centre)

Blurton Children’s Centre 
(Pembridge Road) Hanley Local Centre Potteries Museum And 

Art Gallery
Trentham Business 
Centre
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Hanley Park Regent Centre Trinity Street - Property 
Services 

Bucknall Social Services 
Office Hanley Town Hall Shelton Day Services Tunstall Local Centre

City Central Library Heron Cross House Stoke Housing Advice 
Centre

Civic Centre Longton Area Social 
Services Office

Stoke Local Service 
Centre

Units 7/8 Riverside 
Office Village

Longton Library Stoke Recreation Centre Weston Coyney 
Resource Centre

2.2 A Business Case Approach

2.2.1 King Sturge recommends that a structured and rigorous approach is adopted for the preparation of 

the Options Review to ensure Best Value, to manage risk, and secure stakeholder engagement.

2.2.2 The proposed reporting approach follows HM Treasury best practice guidance with the production of 

the report in the form of a Business Case with a Gateway between each stage.  The intention being 

that as the project is dev eloped, and before proceeding to the next stage, it r equires sign-off by the 

Council.  In this way the Council focuses attention on the issues that hav e to be considered, 

minimises nugatory work, and secures engagement whilst moving forward in a deliberate a nd 

structured manner.

2.2.3 The Business Case is produced in three stages, as detailed in the diagram below: 
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2.2.4 Each iteration of the Business Case contains the same sections; howev er, the lev el of detail 

increases as the Business Case dev elops.  The fiv e sectio ns of the Business Case address the 

following:

1 Strategic Fit – a description of the business need and its contribution to the Council’s 

corporate strategy and the compelling case for change, in terms of the existing and future 

operational needs of the local authority.

2 Options Appraisal ‘The Economic Case’ – documents the options that hav e been 

considered within the broad scope identified in response to the Council’s existing and future 

needs.  Aiming to arrive at the optimum balance of cost, benefit and risk.

3 Commercial Case – outlines the potential commercial arrangement including proposed 

sourcing option, where there is an external procurement, with rationale for its selection and 

the key features of the proposed commercial arrangements.

4 Affordability ‘The Financial Case’ – provides an assessment of affordability and available 

funding, linking proposed expenditure to available budget and existing commitments.

5 Project Delivery – addresses delivery, its primary purpose is to set out the project 

organisation and actions which will be undertaken to support the achievement of intended 

outcomes including procurement activity (where applicable) or detailed study with existing 

providers.

2.2.5 In order to deliver this requirement, King Sturge completed the following activ ities between August 

2010 and March 2011:

• Review of the administrative building operational estate;

• The identification of 4 strategic options, plus a ‘Do Minimum ’ base case (the status quo) 

against which all the other options are compared.  

• The selection of operational evaluation criteria in conjunction with the Property Services 

Manager.

• The comparison of the options and base case against both financial cost and operational 

evaluation criteria.

2.2.6 The results of the abov e analysis are summarised in this repo rt.  For conv enience, much of the 

detailed analysis is included in the appendices, with only the main evidence and conclusions 

incorporated within the body of the main report.

2.2.7 In this instance, the Business Case as presented is in effect the Administrative Accommodation 

Strategy for Stoke -on-Trent City Council, and this first stage, Strategic Outline Case, is now 

presented for the Council to consider and ultimately approv e, enabling the project to mov e forward 

to the next stage.  
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3 Strategic Fit

3.1 Introduction

3.1.1 There are a number of strategic drivers for this study.  There continues to be disquiet in respect of 

how the public sector occupies and manages its estate, as reflected in the Audit Commission’s (AC) 

publications “Hot Property” and “Room for Improvement ”, as well as on -going advice and guidance 

from the Department for Communities and Local Government (DCLG) and the Royal Institution of 

Chartered Surveyors (RICS).  Please see Appendix A for summaries of these reports.  

3.1.2 Furthermore, local government faces a significant reduction in its capital and revenue budgets as a 

result of the 2010 Comprehensive Spending Review. There is also a drive towards sharing services 

between public bodies and organisations in order to deliver efficiency savings and improve se rvice 

delivery.  A recent report by the W estminster Sustainable Business Forum ‘Leaner and Greener –

Delivering Effective Estate Management1’ states that local government can achieve savings through 

decreasing its space requirement by 20% – 30% by implemen ting flexible working arrangements

and establishing central control of its operational estate.

3.1.3 Like any other business the Council should periodically review its accommodation and ask if it 

continues to support the business.  A lack of strategic direction has led to regular office mov es as 

services relocate within the operational estate.  For instance the Strategic Asset Management team 

relocated to Stoke Town Hall in late summer 2010 only to relocate to Tunstall Street Property 

Services in October 2010 as part of the recent Council restructure, which clearly creates 

inefficiencies in terms of cost and time.  More office moves are likely as full implications of staff 

redundancies and moves to the newly created service directorates are realised.

3.1.4 For Stoke -on-Trent City Council, the Corporate Plan 2009 – 2012 and the Draft Office 

Accommodation Strategy set the strategic context against which this accommodation review has 

been prepared.  .   

3.2 Corporate Plan 2009 – 2012

“Excellent services, valued by customers”

3.2.1 The Corporate Plan 2009 - 2012 reviews the recent performance of the Council and sets the 

priorities and plan for 2009 - 2012. The objectives of the plan are in two tiers: Key Improvements for 

Stoke on Trent and Transformation of the Council. 

3.2.2 To achieve these objectives five clear priorities have been established:
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1 Better outcomes for children and young people

2 Safer, stronger, cleaner and greener communities

3 Health and independence of adults

4 Economic development and enterprise

5 Improved service delivery and value for money

3.2.3 One City, One Council, One Vision – the regeneration of the city is a clear priority for the Council, 

and at the heart of this are the significant plans to expand and renew the city centre.  In this context , 

the objectiv es of the Council are ambitious and require significant changes in organisational 

performance and service delivery across most areas of the Council’s activities. Greater collaborative 

working within the Council will be required to progress the delivery of these objectives.

3.3 Draft Office Accommodation Strategy

3.3.1 The Council currently has approximately 72,000 m² of office space, and as such increasing how 

efficiently and effectively it is occupied has the potential to bring around significant financial savings 

and improv ements to service delivery.  Against this background the Council undertook an 

accommodation strategy in Nov ember 2009, principally to support a transformation of the future use 

of office space with a focus on flexibility and sustainability.  The aims and objectiv es of the strategy 

are summarised in its statement of policy and methodology, as follows:

“The City Council will ensure that its requirement for office accommodation is reduced, more tightly 

managed, flexible, equitable, and in doing so that it is environm entally, economically and socially 

sustainable and that it delivers value for money”

3.3.2 Crucially the strategy recognises that an office accommodation strategy does not exist in isolation of 

other key Council policies and strategies for service deliv ery and f ocuses on people, ICT and 

internal environments.

3.4 Constraints 

3.4.1 In accordance with HM Treasury Business Case methodology, an initial consideration of the 

constraints, dependencies, strategic benefits and strategic risks has been carried out. The high -

level internal and external constraints to this project are identified below:

     

1 Westminster Sustainable Business Forum (February 2011) ‘Leaner and Greener – Delivering Effective 
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Constraints

Internal Factors

Availability of internal project management resource

Funding to implement changes for any option

Willingness of Members and officers to accept fundamental change

Access to specialist expertise, e.g. finance (tax) and legal

Willingness to engage with private sector partners

Willingness and ability to act quickly to maintain interest and enthusiasm of potential private 

sector partners

External Factors

Compliance with UK and EC Regulations

Public and local businesses views on the proposal

Policy changes by local stakeholders (e.g. the Police)

Local Development Framework

Dramatic changes in the local property market

3.5 Dependencies

3.5.1 The High-level internal and external inter-dependencies to this project are identified below:

Inter-Dependencies

Internal Factors

Project Management

Funding

Procurement policy changes

     

Estate Management’ Policy Connect, London.
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Inter-Dependencies

Related projects including Corporate Plan, Council restructure and surplus school sites 

appraisal

External Factors

Planning consents for any redevelopment

Complying with UK and EC Regulations 

Other legal changes (e.g. Landlord & Tenant Acts)

Support or otherwise from external agencies

3.6 Strategic Benefits 

3.6.1 The strategic and econom ic benefits of the successful implementation of an office rationalisation 

strategy are detailed below:

Quantitative Factors

Reduction in planned and unplanned maintenance spending

Opportunity to reduce operational costs

Better utilisation of property assets

Improved staff morale

Improved customer access

Qualitative Factors

Highest and best use of a key city centre building and site

More effective team working arrangements 

Improved services to customers

Improved working arrangements with partners

Improved consistency of strategic direction

New development in the city centre
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Qualitative Factors

Addressing corporate ambition

Responsiveness to changing requirements

Improved space standards and quality

Aid delivery of modern Council services

3.7 Strategic Risks 

3.7.1 The high level risks are detailed below, in the ev ent of implementation a detailed Risk Register 

would be required and maintained during the implementation stage of the project.  

Risk Impact

No action by the Council Poor image of council, efficiencies not realised and 

service delivery not improved

The inability to fund the project Unable to implement change

Economic obsolescence of some buildings not being 

addressed 

Buildings not fit for purpose, poor service delivery, 

loss of officer morale

Physical obsolescence not being addressed Future capital liability not being addressed and 

H&S liability

Public dissatisfaction with proposals Adverse political repercussions

Divergence of political opinion across the Council No action by the Council

Wider stakeholder perspective of existing and new 

service delivery arrangement

Slow to implement change 

Delay to implement change Worsening property position, increasing running 

costs and constructions costs

Funding availability Unable to implement change, undertake 

redevelopment

Adverse change in local property market Disposal values not realised

Insufficient or unavailability of resource to meet 

Business Case submission deadlines

Delays incurred to business case submission (and 

approval) 

Disruptive impact of significant changes to 

operational estate

Ability to phase changes to reduce impact of 

change
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Risk Impact

Planning Permission The future property occupation of the Council is in 

limbo while planning and funding decisions are 

made, having a detrimental affect on image and 

staff morale

Business Continuity Status quo is regular office moves within Council 

which are disruptive and costly

3.8 King Sturge Commentary

3.8.1 In undertaking this study King Sturge has gained an insight into the strengths and weaknesses of 

the Council as well as a greater understanding of the opportunities and threats the Council faces. 

3.8.2 At a strategic level there is considerable activity within the Council, particularly following the recent 

appointment of a new Chief Executive in 2009.  The Corporate Plan is in the process of being 

updated and we understand the four strands of the new vision are broadly as follows:

• Improve the efficiency of the Council

• Increase and improve partner working

• Economy and job creation

• Environment

3.8.3 The first three strands of the v ision in particular represent a strong base from which to conduct this 

office rationalisation strategy, and in striving to achieve these , significant steps are being taken to 

improve the environmental performance of the Council.

3.8.4 In respect of property and property management there are a number of positive initiatives which will 

move the Council and its property portfolio towards greater efficiency and effectiveness and towards 

the new Council vision.  

3.8.5 The Council restructure has resulted in further office moves as teams relocate to their new 

directorate.  There is a general consensus amongst Council officers that the regular office moves 

within the Council are a source of significant inefficiency, and there has been insufficient co -

ordinated work across the Council to address this strategically.  Likewise property serv ices are 

treated as separate functions rather than a strategic service.  The implications of this are that asset 

knowledge is spread across departments with limited connectivity between, and st rategic decision 

making is hindered.  This was ev idenced by the difficulty with which the data required for this study 

was obtained from the Council, and the differences between data supplied to King Sturge , for 

example running costs and rental figures .  I t became apparent quite early in the process that the re 

are opportunities to improve data management and property services generally.
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3.8.6 There is a clear desire to continue to improv e services across Stoke -on-Trent and to realise 

regeneration across the City. To this end there is a strong desire to use the Council’s occupation as 

a means of bringing about city centre regeneration.  It is with this in mind that the strategic options 

for the next section of this report, the Options Appraisal, were drafted.

3.8.7 The starting point for the development of the strategic options is broadly based around the following 

three options available to the Council, which are:

• To maintain the status quo, thereby no changes to the existing operational estate.

• To rationalise within th e existing estate, disposing of various buildings and undertaking a 

programme of refurbishment to bring the existing stock up to a good standard.

• To develop new office accommodation into which the Council workforce rationalise.  This  

would also inv olve disposal of part of the existing estate and relocation into new purpose 

facilities at a location to be determined.

The next stage of this report, the Options Appraisal, investigates these options further.
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4 Options Appraisal – ‘The Economic Case’

4.1 Introduction

4.1.1 The purpose of this section is to summarise the dev elopment of options to implement the project, 

assess the economic costs and benefits of these options and recommend an option(s) for 

implementation which meet(s) the business need having regard to cost, benefit and risk.

4.1.2 At this stage, there is a clear desire amongst Members to:

• Reduce the number of Council owned administrative buildings;

• Deliver Council wide efficiencies through modern working practices;

• Increase efficiency of occupation of Council admini strative buildings to aid delivery of 

modern Council services;

• Develop an Estates Strategy which is deliverable financially and politically; and

• Use the Council’s occupation as a driver for city centre regeneration and economic growth.

4.1.3 With this in mind, a number of options hav e been put forward for analysis that include an option to 

maintain the status quo, which acts as a base case against which to measure the other options.  

4.1.4 The options hav e been analysed from both a Quantitativ e and Qualitative perspec tive. The 

Qualitative analysis assesses the options from non-financial perspectives.  It therefore considers the

needs of the occupier both from a user’s perspectiv e but also from the Council ’s wider objectives 

and that of its stakeholders.  

4.1.5 The Quantita tive analysis calculates the occupational costs ov er a 25 year period.  A bespoke 

financial model was constructed to calculate the Net Present Cost of the major costs including; rent, 

rates, service charge, maintenance and utilities.  

4.2 Qualitative Options Appraisal

4.2.1 Non-financial evaluation criteria were drafted by King Sturge to reflect the objectives of each of the 

authorities, and these were then split into three main categories and weighted in order of 

importance.  

• Strategic Objectives –The suitability of the option to meet the strategi c priorities of the 

authorities.

• Economy and Efficiency –The impact of the option in terms of improving the efficiency 

and economic position of the authorities.

• Deliverability – How practical the option is.

4.2.2 A secondary level of weighting was then applied to each of the 20 individual sub-criteria within each 

category, with each criteria being allocated as either a ‘prime’ or ‘high’.  
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Strategic Objectives

S1 Property needs – High priority:  Meets the current and future property needs of the authorities

S2 City Centre Development – Prime priority: Encourages additional retail, office and leisure development 

within the city centre

S3 Built Environment – High priority: Contributes to a quality built environment in Stoke-on-Trent

S4 Image – High priority: Improves the image of Stoke-on-Trent City Council

S5 Economic Growth – Prime priority: Asset Encourages economic growth, inward investment and job 

creation 

S6 Central Business District – Prime priority: Facilitates key city centre schemes including CBD, public 

realm, university quarter

S7 Corporate Plan – High priority: Supports the Corporate Plan’s wider objectives including regeneration, 

inclusion and sustainability

S8 Carbon Reduction Commitment – High priority: Reduces carbon footprint

Economy and Efficiency

E1 Non-operational property – High priority: Optimises income from non -operational property including 

car parks, vacant property

E2 Property Resources – High priority : Supports more effective use of property resources,(d isposal/ 

rationalisation/ intensification etc)

E3 Financial – Prime priority: Improves the Council’s capital and revenue position including reduction in 

running costs

E4 Expenditure Control – High priority: Increases control/ certainty over running costs

E5 Modernisation – High priority: Space is suitable for modern working practices and offers flexibility in 

terms of possible future occupational change

E6 Service Delivery – Prime priority: Improves efficiency/ delivery of services

E7 Co-location – High pri ority: Offers opportunity for co -location with other public sector bodies/

organisations

Deliverability

D1 Risk – High priority: Exposure to risk

D2 Timescales – High priority: Solution fits with Council timescales

D3 Political acceptability – Prime priority: Solution will be politically acceptable

D4 Stakeholders – High priority: Perspective of stakeholders including the town and city centre users, 

occupiers and council tax payers

D5 Business Continuity – High priority: Smooth transition and business continuity
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4.2.3 The options were scored against each of the criteria using a scoring system ranging from 0 to 4 as 

follows:-

0 Not applicable/ none

1 Poor

2 Below average

3 Good

4 Excellent

4.2.4 This scoring process inv olved assigning a score to each option against each criteria (100 scores in 

total) and inputting an explanation for the score next to the input.  This was done to aid reviewing of 

the scoring and to help condense the sometimes complex rationale behind each score into a short 

text passage.  This resulted in each option being scored out of maximum of 80 points.  A copy of the 

explanatory qualitative analysis is attached at Appendix B.

4.3 Qualitative Analysis

4.3.1 The five options that have been put forward for analysis are:

Option 1 Status Quo – Do not change the current occupation of the Council within Stoke -on-
Trent’s office portfolio

Option 2 Consolidate into core operational property plus such administrative buildings 
as required - Rationalise the administrativ e portfolio into core operational property 
plus such other office space as required, but to include the Civic Centre.  

Option 3a Consolidate into city centre CBD project , core operational property plus such 
administrative buildings as required to include the Civic Centre – Rationalise 
the administrative portfolio in to core operational property plus two administrative
buildings, being the CBD project and the Civic Centre.

Option 3b Consolidate onto a business park and core operational property plus such 
administrative buildings as required to include the Civic Centre – Rationalise 
the administrative portfolio into core operational property plus two administrativ e 
buildings, being new office accommodation on Council owned land at Festiv al Park 
and the Civic Centre.

Option 4 Consolidate into the city centre CBD project – Council take pre -let of CBD 
project to consolidate all staff into one facility.

4.3.2 Core operational property stated in Options 2, 3a and 3b refers to those assets that the Council 

has informed will need to be retained for operational purposes.  These are as follows:

• Bentilee District Centre

• City Central Library



19

• The Civic Centre

• Fenton Manor Leisure Centre

• Hanley Park

• The Potteries Museum and Art Gallery

• Stoke Local Service Centre

• Stoke Town Hall

4.3.3 Administrative buildings as required as stated in Option 2 refe r in this instance to Swann House.  

Under this option the majority of the existing administrative portfolio is vacated but no new 

development occurs as in Options 3a, 3b and 4.  As such we hav e assumed that Swann House 

would be retained under this option to provide sufficient office space to accommodate Council staff.

4.3.4 The scoring was completed by King Sturge.  These scores were then weighted and Chart 4.1 below 

shows the relativ e weightings of the individual 2 0 criteria, with weightings ranging from 3.33% t o 

10% to reflect their relative importance to the Council.  It should be noted that to ensure the scoring 

was not influenced by viewing of the rankings, the weightings were agreed before the options were 

scored.

4.3.5 The scoring matrix and weighted scores for t he Options Appraisal are also attached at Appendix B

and summarised below:

Option 1 Option 2 Option 3a Option 3b Option 4

City Centre CBD 
project and

Festival Park 
development and

Status Quo

Core operational 
plus admin bldgs 

as required
Core operational property plus admin 
bldgs as required to include Civic Ctr

City centre 
CBD project 

only

Strategic 
Objectives

6.36% 8.18% 40.00% 11.82% 38.18%

Economy and 
Efficiency

4.17% 11.67% 30.00% 21.67% 28.33%

Deliverability 11.25% 17.50% 23.75% 8.75% 11.25%

Total 21.78% 37.35% 93.75% 42.23% 77.77%

Ranking 5 4 1 3 2



20

Chart 4.1 – Relative Weighting of Individual Criteria
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Chart 4.2 - Final Weighted Scoring of Categories
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4.3.6 Chart 4.2 shows how poorly Option 1 meets the needs of the Council going forwards, demonstrating 

quite clearly that a change is needed in the occupation of its operational estate.  This option fails to 

support the strategic objectives of the Council as reflected in the extremely low weighted score 

overall of 21.78%.
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4.3.7 Options 2 and 3b also fail to make a significant impression in terms of delivering improvements 

scoring only 37.35% and 42.43% respectively.

4.3.8 Option 4 scores well ranking 2nd, howev er this option has a poor deliverability score .  Option 3a 

scores the highest score of 93.75% showing that this is the key option that the Council should 

pursue.

4.3.9 Chart 4.3 below shows the weighted scores for the strategic criteria only.  This demonstrates that 

the ranking is similar to that of the ov erall scoring.  The main difference is that Option 4 is shown 

here to score well against strategic criteria, howev er its ov erall ranking is lower due to its poorer 

score in the deliverability criteria.

Chart 4.3 – Strategic Objectives Weighted Scores

Strategic Criteria Weighted Score
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4.3.10 The main conclusions from this qualitative analysis are as follows:

• Option 3a and 4 score particularly well strategically, whilst the base case and Options 2 

and 3b score poorly.

• Against the scoring criteria that fall into the Economy and Efficiency category, Option 3a, 3b 

and 4 score well whilst the base case and Option 2 score poorly.

• In terms of deliverability, Options 2 and 3a score well whilst the base case , Options 3b and 

4 score poorly.
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4.4 Summary of Qualitative Analysis

4.4.1 From the qualitative analysis the following conclusions can be drawn, in order of ranking:

1 Option 3a - Consolidate into city centre CBD project , core operational property plus 
such administrative buildings as required to include the Civic Centre 

This option scores well across all categor ies, showing that it fits in well with the Council’ s 

objectives.  By taking a pre -let of the CBD scheme, the Council use its occupation to 

enable new development in the central business district that otherwise would not be viable.  

This in turn should see spin -off benefits to wider regeneration in the locality.  By disposing 

of older stock and taking occupation of new BREEAM Excellent office space, the Council 

will improve the overall sustainability of its occupational estate. Retaining the Civic Centre 

maintains a presence in Stoke and is considered to be more appropriate politically.

2 Option 4 - Consolidate into the CBD project 

This option scores well in terms of achieving the Council’s strategic and economy and 

efficiency objectives, in particular for promoting city centre dev elopment, improving the 

sustainability of the Council’s operation and the economic position of the Council’s 

operation.

However, the option scores poorly in terms of deliverability since it is considered to be too 

significant an operational change, and the single location is consider ed to provide a 

business continuity risk to the Council.  Disposal of the current civic centre would also be 

problematic.

3 Option 3b - Consolidate onto a business park and core operational property plus 
administrative buildings as required to include the Civic Centre 

This option scores well in terms of improving the Council’s economic and efficiency position 

since it sees a significant reduction in running costs of the operational estate and liabilities 

associated with having a large estate.  Howev er, it co uld be considered a missed 

opportunity to regenerate the city centre should the Council opt to dev elop on the 

established business park at Festival Park.

4 Option 2 - Consolidate into core operational property plus such administrative 
buildings as required

Whilst this option benefits from being easy to implement, it will not significantly improv e the 

efficiency of the Council’s occupation of its estate.  This option would also fail to facilitate 

regeneration in the city centre, which is considered a prime aim of the Council.

5 Option 1 - Status Quo 

To maintain the status quo is an inappropriate course to follow .  This option fails to meet 

the Council’s stated need to improve the occupation of its estate and to streamline delivery.
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4.4.2 On the basis of the qualitati ve analysis undertaken, King Sturge concludes the Option 3a 

(Consolidate into city centre CBD project core operational property plus administrative buildings as 

required to include the Civic Centre) should be considered.

4.5 Quantitative Options Appraisal

4.5.1 The qualitative appraisal has identified Option 3a as a deliverable solution that would most meet the 

needs of the Council in terms of its corporate objectives.  

Option 3a Consolidate into city centre CBD project, the Civic centre and defined core operational 
properties – Rationalise the administrative portfolio into core operational propert ies plus two administrative 

buildings, being the CBD project and the Civic Centre

4.5.2 This assumes that the following nine core operational buildings will be retained:

• Bentilee District Centre

• City Central Library

• The Civic Centre

• Fenton Manor Leisure Centre

• Hanley Park

• The Potteries Museum and Art Gallery

• Stoke Local Service Centre

• Stoke Town Hall

• Tunstall Town Hall

4.5.3 The next required step is to undertake a quantitative analys is to ensure that this option is affordable 

and can demonstrate value for money.

4.5.4 A q uantitative analysis of Option 3a was conducted and a bespoke financial model constructed. 

The model is based on a 25 year cashflow and constructed in line with the Treasu ry Green Book 

method of appraisal. The rationale behind this is to model ov er a sufficiently lengthy period so that 

any potential savings over the building life (whole life costs) can be used to set off against any 

upfront costs, such as refurbishment and project delivery costs, to ensure a more accurate analysis 

of the modelled option.  

4.5.5 The following key issues were considered in the quantitative analysis:

• Revenue/ Running costs

• Lifecycle data 

• Capital receipts

• Capital investment required to retained buildings
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Revenue/ Running costs

4.5.6 The financial model has regard to current running costs for each of the assets, including:

• Repairs, alterations and maintenance

• Rents and Business Rates

• Insurance

• Energy and Water Services

• Fixtures and Fittings

• Cleaning

4.5.7 The model assumes that these running costs will be saved when an asset is disposed of.

Lifecycle data

4.5.8 The inclusion of lifecycle data in the financial review enables a more accurate analysis of the cost of 

maintaining the administrative estate, highlighting the additional revenue savings that can be 

realised through rationalisation of the portfolio.

Capital receipts

4.5.9 Option 3a assumes that the Council will seek to dispose of a number of assets that hav e been 

identified as surplus to operational requirements and t he model assumes that the Council will 

receive this capital receipt upon an assumed disposal date for the assets.  

Capital investment required

4.5.10 It will be necessary for the Council to undertake refurbishment works in respect of some of the 

retained buildin gs in order to bring them up to a suitable standard of accommodation.  For the 

purpose of our financial model we hav e assumed that buildings will require one of two types of 

refurbishment:

• Basic refurbishment - Includes basic new carpets, decoration, light s, fire alarm, power 

distribution, strip out and asbestos removal for an estimated cost of £200.00 m²

• High specification refurbishment - Includes superior new carpets, decoration, lights, fire 

alarm, power distribution, strip out and asbestos remov al, comf ort cooling / heating and 

cooling for an estimated cost of £300.00 m².

4.5.11 The new occupational cost of the city centre CBD scheme is as yet unknown pending confirmation 

of the Council’s occupational requirement, and as such this has not accounted been for thi s in the 

current financial model.  

4.5.12 The results of the quantitative analysis (the financial case ), are set out below in the Affordability 

section of this report.
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5 The Commercial Case

5.1 The purpose of this section is set out the commercial strategy for the Co uncil and how the 

recommendations from the previous section could be achiev ed by setting out the fundamentals of 

any proposed procurement or deal.

5.2 The public sector tends to favour one of the following procurement routes:

• Private Finance Initiative (PFI) - Where the public sector contracts to purchase services, 

with defined outputs from the private sector on long-term basis

• Prime Contracting - Using a single contractor to act as the sole point of responsibility to a 

public sector client for the management and delivery of a project on time and in accordance 

with a pre-agreed cost model.

• Design & Build - Using a single contractor to act as the sole point of responsibility to a 

public sector client for the design, management and delivery of a construction proje ct on 

time, within budget and in accordance with a pre-defined output specification 

5.3 There are principally three types of procurement that arise out of the five options that were analysed 

in Section 4, Options Appraisal that would fall under these guidelines:

• Refurbishment of existing accommodation

• Development of new city centre CBD scheme

• Design and build (D&B) development of new office accommodation and Festival Park

5.4 These are tabled below:

Option Refurbish
Existing

Develop CBD 
scheme

D&B at 
Festival Park

1  Base Case – Status Quo x x x

2  Consolidate into core operational buildings plus 
administration buildings as required  x x

3a Consolidate into city centre CBD and core 
operational buildings as required   x

3b Consolidate into Festival Park and core 
operational buildings as required  x 

4 Consolidate in to city centre CBD project only x  x

5.5 The commercial arrangements for each of these work types are set out in more detail below.
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5.1 Refurbishment of existing property

5.1.1 Under Options 2 and 3 the Council will seek to retain a number of its existing administration 

buildings, namely:

• Bentilee District Centre

• City Central Library

• The Civic Centre

• Fenton Manor Leisure Centre

• Hanley Park

• The Potteries Museum and Art Gallery

• Stoke Local Service Centre

• Stoke Town Hall

• Swann House

5.1.2 It will be necessary for the Council to undertake refurbishment works in respect of these buildings in 

order to bring them up to a suitable standard of accommodation and to allow maximum occupation 

to be realised .  As set out in Section 4.5 above, f or the purpose of our financial model we hav e

assumed that buildings will require one of two types of refurbishment:

• Basic refurbishment - Includes basic new carpets, decoration, lights, fire alarm, power 

distribution, strip out and asbestos removal for an estimated cost of £200.00 m²

• High specification refurbishment - Includes superior new carpets, decoration, lights, fire 

alarm, power distribution, strip out and asbestos remov al, comfort cooling / heating and 

cooling for an estimated cost of £400.00 m².

5.1.3 Both specifications of refurbishment will require procurement of a consultant team and a contractor 

team and we would anticipate that the prime contracting method would be pursued.  Typically we 

would recommend that as a first step a lea d consultant be appointed to ov ersee the procurement of 

both.  The lead consultant would also then act as project manager during the refurbishment works to 

oversee such things as the project programme, particularly around the rolling nature of the proposed

refurbishment works. 

5.1.4 The Council has the ability to appoint a consultant from the pre-procured OGC panel , with 

contractors appointed in competition thereafter.

5.1.5 For a refurbishment project we would envisage that the Council would adopt a traditional form of 

contract procurement. In short these would comprise:

• Compilation of a traditional specification of works.

• Tendering to minimum of four contractors.

• Tender analysis and report.

• Appointment of a contractor under a traditional contract.
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• Contractor Administration through to completion.

5.1.6 Whilst this option has not been market tested, it is likely that the Council would be able to generate 

sufficient interest to procure a contractor to undertake the works.

5.2 Development of CBD scheme

5.2.1 We understand that Genr8 ha ve been appointed by the Council to undertake the proposed city 

centre CBD dev elopment following an OJEU approved competitive dialogue process, procured 

using a prime contracting method. The proposed development will comprise:

• 750,000 ft² Grade A office accommodation

• 60,000 ft² retail and leisure space

• 250 hotel beds

• 80 apartments

• 230,000 ft² high quality public open space

Commercial case for CBD development:

5.2.2 Regenerating the city is a key priority for the Council as stated in the Corporate Plan and the fu ll 

CBD project is being promoted by the Council and AWM as a transformational project to diversify 

and strengthen the local economy. Stoke-on-Trent suffers from a number of socio-economic issues, 

including declining population, high levels of deprivation and economy which is still reliant on a 

declining manufacturing base.  To date there has been a failure to prov ide centrally located quality 

business accommodation, and a lack of private sector inv estment in the city centre due to a mix of 

factors, including:

• Lack of a prime office market in Stoke undermines city’s ability to attract inward investment 

of any significance.

• Existing office stock in the city centre is of tertiary quality and often in peripheral locations.

• The existing office market is dominated by out of town business parks with poor linkages to 

the city centre meaning the city centre does not have critical mass sufficient to attract new 

occupiers.

5.2.3 A viable office market could act as an important step in delivering a step change improving the 

economic profile of Stoke away from its traditional manufacturing base, and towards a service sector 

and knowledge based economy.  The creation of new Grade A office accommodation has the 

potential to create a market that currently does not exist in Stoke w ith the potential to prov ide 

significant additional employment.  Further, encouraging private sector investment in the city centre 

can influence private investment elsewhere in the city, increasing job opportunities and helping to 

attract and retain a skilled workforce across the borough.
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5.2.4 Given the strategic importance of this, the Council has stated a willingness to use their occupation to 

bring forward the proposed CBD scheme by agreeing to take a pre -let as a means to make the 

scheme attractive to a private sector developer.

Commercial terms of Genr8 Development Agreement (To be updated following receipt of 
current DA)

5.2.5 We have had sight of the draft Heads of Terms (HoT) for the development agreement (DA) to be 

signed between the Council, Advantage West M idlands (AWM) and Genr8 Dev elopments (Genr8) 

which are dated 25 May 2010.  The HoT only provide a résumé of the main terms of the 

development agreement, and do not contain many of the legal definitions that the main dev elopment 

agreement will likely contain, but our understanding of the main terms is as follows:

• The Council are to sign a pre -let of a minimum of 120,000 ft² within 12 months of signing 

the DA (Genr8 hav e informed us that this figure is more likely to be circa 100,000 ft²).  

Although not included in the DA we understand this is likely to be at a rent of circa £17 ft² 

which can be considered above market value.

• Genr8 are responsible for obtaining planning permission for each phase, subject to the 

Council underwriting relevant costs which we understand to be circa £500,000.

• Genr8 to commence development of the next phase when:

i. current phase is 75% pre-let or pre-sold and

ii. next phase is 50% pre-let or pre-sold

• The premium payable by Genr8 for each phase of development will be the greater of £1 or 

the residual site value.

• Genr8 exclusively responsible from date of completion for contamination or migration (that 

has not been previously identified).

• All development subject to a viability clause:

i. Genr8 able to recover the agreed development return

ii. Sufficient public sector funding

iii. Other necessary funding being secured e.g. bank debt

iv. Planning permission gained

• The agreed developer’s return is:

i. 10% profit on cost for Phase 1

ii. 15% profit on cost for pre-let and pre-sold development

iii. 20% profit on cost for speculative development

• A Dev elopment Trust account will be established as a means of recycling what would 

otherwise be ov erage, with potential for such funds to be recycled to make an otherwise 

unviable phase viable.
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5.2.6 It is not the purpose of this report to comment on the appropriateness or otherwise of the agreement 

with Genr8 and for which the Council is seeking separate advice.

5.3 Design and Build at Festival Park

5.3.1 Should the Council decide to dev elop a new purpose built office building on land in its ownership at 

Festival Park, it is anticipated that the Council would adopt a form of contract procurement to 

appoint a design and build contractor.  Such a procurement would be in competition.

5.3.2 Typically we would recommend that as a first step a lead consultant be ap pointed to assist in the 

preparation of the client brief, and to oversee the procurement of the contractor .  The lead 

consultant would also then act as project manager during the development works to oversee that 

the project runs in line with specification, cost and time.

5.3.3 This would be a fairly straightforward development and would comprise:

• Compilation of a tra ditional specification of works and initial concept design to provide the 

client brief.

• Tendering to minimum of four contractors.

• Submission of tenders, usually fixed price basis.

• Tender analysis and report.

• Appointment of a contractor.

• Contractor Administration through to completion.

5.3.4 Whilst the main contractor takes responsibility for both design and construction, they will typically 

use in house des igners or employ the use of sub -consultants to carry out the design, howev er the 

contractor will maintain overall liability.

5.3.5 The benefit of this approach is that the Council will have cost and time certainty, as well as a single 

point of contact throughout the contract.  The main disadv antages are that costs are committed to 

early on in the process, such as the cost of design and construction and that changes by the Council 

made during design can be expensive because they affect the whole design and build contract.

5.3.6 Whilst this option has not been market tested, we would anticipate that due to the strength of the 

Council as owner occupier there would be good interest from the market to pursue this opportunity. 

5.3.7 However, whilst this would be a fairly straightf orward dev elopment, it is likely that development at 

Festival Park could occur in due course without the need for Council occupation and as such this 

could be considered a wasted opportunity for the Council to use its occupation as a means to drive 

otherwise unviable development.
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6 Affordability – ‘The Financial Case’

6.1 Property data and agreed scope of due diligence 

6.1.1 King Sturge was initially supplied with a schedule of property data that included the following 

information in respect of each of the 40 administration buildings:

• Occupancy (Number of workstations and FTEs)

• Area

• Tenure

• Revenue / Running Costs 

• Maintenance backlog

6.1.2 We were also provided with a second set of property running cost d ata from the Finance 

department.  

6.1.3 The scope of due diligence undertak en by King Sturge was by necessity limited, and it is felt that at 

this stage it is not appropriate or necessary to undertake full measured surv eys, condition surv eys 

nor fully audit the Council’s financial data. 

6.1.4 As such King Sturge has relied upon inform ation supplied by the Council and in discussion with the 

Council, has agreed the exact data to be relied upon to prov ide a prudent assessment of the 

financial costs and benefits of the options appraisal.  We set out below the nature and extent of the 

information used in our appraisals in respect of areas, running costs, and v aluations, disposals and 

the bespoke financial model:

Areas

6.1.5 All areas were provided to King Sturge by the Council’s asset management team and we hav e not 

undertaken any measured surv eys to verify them.  Upon analysis of the areas it became apparent

that different departments within the Council hold area data for different purposes, which 

occasionally resulted in differences between stated areas.

6.1.6 These were discussed with the Council and a single schedule of areas has been utilised in the 

financial model.  

Revenue / Running Costs

6.1.7 Similarly, we were supplied with running cost data for the operational assets from both the Property

and Finance departments within the Council.  Due to the diff erent ways in which the departments 

account and apportion the costs, there were again differences between the costs provided.

6.1.8 As such it was agreed following discussions with the Council that a prudent view be taken to model 

both maximum and minimum runnin g costs based on the two data sets provided.  Thus, the best 

and worst case cost scenarios for running costs are accounted for in the financial model.  This 
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enables us to draw conclusions on both the minimum and maximum savings that could be realised 

through disposal of surplus assets.

6.1.9 We are also aware that some running costs are apportioned across the whole Council portfolio, to 

include all operational and non operational assets.  As such there are further running costs in the 

order of £7 million that hav e not been accounted for in our financial model.  Therefore the savings 

that are realised through the disposal of surplus assets could be greater than that identified in the 

financial model.

Valuations/ Capital Receipts

6.1.10 It is important to understand the le vel of capital receipt that the Council could realise through the 

disposal of surplus assets.  W hilst we were prov ided with the April 2008 portfolio valuations 

undertaken by Bruton Knowles, these v alues were not suitable for our purposes and so it was 

agreed with the Council that we would form our own opinion of value in this regard.  These are not 

‘RICS Red Book’ valuations, but rather indicative appraisals for the sole purpose of informing the 

financial model, and should only be replied upon for the purpo se and within the context of this 

report.

Disposals

6.1.11 Where a property can be readily disposed of we have identified a capital receipt in the financial 

model.  However, a number of the properties were part of a larger demise and therefore may not be 

available fo r disposal in their own right. Accordingly, a potential capital receipt has not been 

identified.  Howev er, in such circumstances it is assumed that the Council’s occupation will cease 

and therefore ongoing occupation savings will be realised.  

6.1.12 It is also envisaged that the Council may be able to identify other non -Council occupiers to occupy 

such buildings which could provide additional income or wider corporate benefits to the Council.  An 

example of this is Longton Library which is currently housed within the Sutherland Institute.

Bespoke Financial model

6.1.13 As previously indicated a bespoke financial model has been constructed by King Sturge and is 

based upon the data as prov ided by the Council, as defined above. This has been dev eloped on a 

prudent basis having regard to our understanding of the property data provided by the Council.

6.1.14 Since any budgets, projections or forecasts to be reviewed relate to the future and may be affected 

by unforeseen ev ents, actual results are likely to be different from th ose projected because ev ents 

and circumstances frequently do not occur as expected and those differences can be material.  

Such prospectiv e financial information is not susceptible to audit and King Sturge can express no 

opinion as to whether the actual re sults achiev ed will correspond to those planned, projected or 

forecast.  Any views King Sturge express as to the basis for the projections or possible future 
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outcomes will be made in good faith on the basis of the information available to us at the time as set 

out in our report but will not constitute a representation, undertaking or warranty of any kind.

6.1.15 Our work will be limited to the specific consultative and advisory procedures you hav e asked us to 

perform which we hav e agreed in writing.  In these circ umstances, you should not rely on our work 

as being comprehensiv e as we may not become aware of all facts or information that you may 

regard as relevant and will not corroborate the information received.  We accept no responsibility for 

matters omitted due to the limited nature of our work.

6.1.16 As all models hav e limits and potential errors may go unnoticed, acceptance testing forms a critical 

part of the development process.  Therefore whilst we will take care in assisting you, prior to placing 

any reliance on the Model you are adv ised to carry out checks upon it.  Prior to any binding 

decisions being made, we recommend that the Model should be rev iewed by an independent third 

party. King Sturge shall, at its expense, promptly correct any errors or nonconformi ty discov ered 

during a third party review. In accordance with the terms of this engagement no liability will be 

accepted for any errors found within the model.

6.1.17 The information is for use only by the party to whom it has been addressed and is strictly 

confidential.  

6.1.18 A summary of the financial model is attached at Appendix C.

6.2 Results of Quantitative Analysis (relating to model version 23)

6.2.1 The table below sets out the base case position relating to the current occupation of the Council’s 

administrative estate:

Number of Buildings 40
Total Floor Area (m²) 71,822.50
Number of Workstations 2,595
Number of FTEs 2,807

Revenue Implications Minimum (pa) £4,444,200
(Property running costs) Maximum (pa) £5,853,900

Capital Expenditure
Total Refurbishment £20,284,700
Total Backlog Maintenance £5,418,300

Current Portfolio - (At Day 1)

6.2.2 The financial model identifies the following sav ings and investment that will occur as a result of the 

implementation of Option 3a:
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Number of Buildings disposed of
Buildings retained at end of model period

Total Floor Area (m²) disposed of 31,081.50
Floor area retained at end of model period 40,741.00

Number of Workstations  - removed 1,454
Workstations available at end of model period 1,141

Number of FTEs - space for removed 1,422
Space for FTEs available at end of model period 1,385

Revenue Savings Minimum (pa) £2,045,000
(Property running costs) Maximum (pa) £2,789,100

Capital Expenditure
Total Refurbishment £10,995,000
Refurbishment avoided £9,289,700
Total Backlog Maintenance £4,544,910
Backlog Maintenance avoided £873,390
Capital receipts received

Savings / Investment

6.2.3 It can be seen that an annual rev enue saving of between £2.05 million and £2.79 million will be 

realised through the disposal of the assets identified as surplus in Option 3a through the av oidance 

of future running costs.   

6.2.4 In addition, a total backlog maintenance and refurbishment cost of £10.16 million would also be 

avoided to leav e an outstanding refurbishment and backlog maintenance liability of £14.64 million.  

If the cap ital receipt of £  is deducted from this figure, the revenue savings alone could 

fund the outstanding capital amount of £7.96 million in 4 years at the latest (albeit sooner in 3 years 

if the maximum rev enue savings are realised).  Further, this assumes a fairly comprehensiv e 

refurbishment of the retained estate, based on most assets being refurbished to a high standard.  A 

more detailed appraisal of the refurbishment requirements of each building would enable this to be 

refined to possibly offer a reduced refurbishment cost.

6.2.5 These results demonstrate that a financial case can be made for the rationalisation of the current 

administrative portfolio for the Council.  The rev enue savings and potential capital receipts exceed 

the capital investment re quired to implement the option, proving that this option provides an 

affordable and value for money option for the Council.

6.2.6 The capital cost and revenue savings associated with the new facility within the City Centre CBD are 

yet to be considered.

6.2.7 A summary of the financial model is attached at Appendix C.
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7 Project Delivery
This section, the Project Management Case addresses the ‘achiev ability’ aspects of the project.  Its primary 

purpose is to set out the project organisation and actions which will be undertaken to support the 

achievement of intended outcomes.

7.1 Evidence of Similar Projects

7.1.1 There is increasing evidence of public and private sector organisations preparing accommodation 

strategies to align property to business need.  For public sector organisations this includes 

responding to the shared services agenda , delivering efficiencie s and rationalising serv ice delivery 

outlets.  Examples of previous projects include:

• Hertfordshire County Council

• Croydon Council Urban Regeneration Vehicle

• Gloucestershire County Council

• Knowsley Metropolitan Borough Council

• Tunbridge Wells Borough Council

7.1.2 Brief details of these studies are set out below:

Hertfordshire County Council

7.1.3 Having identified that their estate could be considered disparate, under -utilised, inflexible and 

unsustainable for the delivery of core services , Hertfordshire County Council undertook a number of 

asset management programmes with the aim of improving the effectiv eness and efficiency with 

which they manage their property estate to support and improve service delivery.

7.1.4 This included a significant transf ormation programme entitled “The Way We Work”, comprising an 

extensive, three -year property rationalisation programme that reduced 66 disparate, county -wide 

properties consolidated into three strategically located campuses.

7.1.5 The transformation included a co mprehensive change management and relocation programme for 

4,500 staff, the acquisition and major refurbishment of two -office campuses and the part 

refurbishment of County Hall. Benefits included a 30 percent reduction in the office footprint, a 65 

percent reduction in document storage, and an increase in the staff to workstation ratio from 1:1 to 

an av erage of 3:2. Other local authorities now look to HCC as an example of best practice for 

evidence that estate strategy reviews should consider the way peop le work, not just the buildings 

they work in.
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Croydon Council Urban Regeneration Vehicle - CCURV

7.1.6 In November 2008 Croydon Council established the first local authority asset backed regeneration 

vehicle with private sector partner John Laing, which is n ow operating as CCURV, a 28 -year 

exclusive partnership to regenerate a range of key sites across Croydon borough.

7.1.7 A strategic review of the Council’s objectives identified a number of challenges and opportunities 

being faced by the Council in deliv ering regeneration and in providing suitable civic accommodation 

given that a number of key office buildings were at the end of their useful life.

7.1.8 Through review, the establishment of an Urban Regeneration Vehicle (URV) was recommended as 

the optimum strategy for maximising value from the Council’s assets enabling them to benefit from 

private sector expertise and knowledge whilst retaining control over the development of strategic 

sites.  The principle of the joint venture is that the Council will place assets in t he URV company 

which John Laing will cash match. Development projects are delivering jointly and profits are either 

distributed or reinvested for future regeneration.

7.1.9 Initially CCURV will be delivering a £450 million regeneration of significant sites acro ss Croydon 

Town centre including a new 240,000 ft² Public Service Deliv ery Hub (PSDH) for occupation by the 

Council and various other public sector organisations , and the W addon Leisure and Social Housing 

scheme which has secured planning permission for a leisure centre and 119 affordable homes, with 

alter phases to include private housing and an education centre .  

7.1.10 Construction of the PSDH commenced in March 2010, and is scheduled for completion in the 

summer of 2013.  CCURV has negotiated a package of measures to benefit the wider community as 

a whole including employment opportunities for local people, skills training with schools and colleges 

and opportunities for local companies to enter the supply chain, an approach hat will be 

implemented on all CCURV development projects.

7.1.11 In 2010 the CCURV PSDH won the Public Private Finance award fo r the Best Regeneration Project 

and was nominated as a finalist in the Management Journal Achievement Awards for the Public 

Private Partnership Achievement of the Year.

Gloucestershire County Council

7.1.12 Gloucestershire County Council identified the need for a comprehensiv e review of its office 

accommodation strategy as a key corporate priority within its asset management plan and therefore 

appointed consultants to provide an independent, objective assessment and review of the Council’s 

then current strategy. 

7.1.13 The objective of the review was to set out the council’s strategic options in broad principles that 

improve service delivery but also calculate the financial benefits that could arise from a restructure

of office accommodation.  This culminated in a project plan to take the project forward in terms of 
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methodology and resources required as well as benchmarking criteria for the existing portfolio 

against which to test a number of different options, including centralised and dispersed scenarios.

7.1.14 The following broad objectives were used as criteria against options were tested:

• Create better access for customers where appropriate

• Reduce the number of administrative offices from over 30 down to a much smaller number

• Share office space with our partners and other agencies wherev er appropriate

• Have offices that are fit for purpose, flexible, used efficiently and enhance service delivery

• Assist urban regeneration

7.1.15 It was important that the accommodation strategy, through its direct relationship with the operational 

delivery of services and had a direct relationship with the following corporate documents:

• Service Business and Property Plans

• Asset Management Plan

• People Strategy

• Medium Term Financial Strategy

• Business Plan

Knowsley Metropolitan Borough Council

7.1.16 The local authority had for a number of years endeav oured, albeit unsuccessfully, to produce a 

Corporate Estate Strategy and having identified a number of property related concerns i ncluding

those listed below, undertook a property review: 

• An urgent need to deliver financial savings

• Property that is physically poor and in need of capital investment

• An oversupply of operational property

• Property considered departmentally not strategically nor corporately

• Duplication of property services between Directorates in particular procuring repairs and 

maintenance, commissioning capital expenditure etc

7.1.17 The resultant Knowsley Property Plan included advice on the required structure and property sk ills 

to manage the Council’s property portfolio ; a geographic property review, a suite of service property 

reviews and a suite of departmental service action plans.  These local estate strategies reflected 

individual service and geographical issues within Knowsley.  The Property Plan included specifying 

property data requirements and advising on the optimum delivery arrangements for property 

services. A process was also established which enabled the Council to declare as surplus or as 

ineffective over 30% of the operational portfolio, leading to considerable property rationalisation.
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Tunbridge Wells Borough Council

7.1.18 In 2008 the Borough Council resolv ed to vacate their 2,500 m² (270,000 ft²) historical Town Hall site 

in the centre of Tunbridge W ells.  The Council wished to modernise by moving to up -to-date 

accommodation and also release the site for a retail -led regeneration project to be funded through a 

joint venture with John Laing PLC.  

7.1.19 As a result, the Council undertook an estate strategy exercise exa mining the possible relocation 

opportunities for a new civic hub.  The new hub will introduce new ways of working such as an open 

plan office, restructuring of departments, hot desking, and meeting room / touch down facilities.  

These changes will driv e operational efficiencies through the business to improve the quality and 

efficiency of service lines through better alignment. These factors hav e been driv en through 

Gershon but are also affected by Treasury’s Operational Efficiency Programme which targets a ll 

publicly funded bodies.  

7.1.20 An option appraisal analysed the suitability of six possible sites in and out of Council ownership 

against a number of criteria including space -use improv ement, sustainability, regeneration benefit, 

delivery time frame and publ ic sec tor co -locational opportunities.  This identified a l arge edge -of-

town office block with circa twice the amount of space required by the Council alone , and currently 

the Council is in discussion with Kent County Council, Kent Police and the local PCT over co -

locating as part of the Total Place agenda. 

7.2 Project Management

7.2.1 In order to ensure that the project now progresses in an efficient manner with good decision making 

processes it is important that a strategic planning process and effective project management are

adopted.  With this in mind a project management structure and suggested roles are provided 

below.

• Project Board

 Director to act as Project Sponsor and for reporting to Members – the Property 

Services Manager has already assumed this role an d is proving an effective director 

to manage the process.

 Personnel & IT representation due to introduction of new ways of working

• Project Manager – a dedicated individual to manage the project

• Project Team

 To include representatives of Planning, Finance, and service departments to ensure 

corporate engagement in implementing new ways of working.

7.2.2 Having regard to the Council’s capacity and resources, external support will be required for project 

management, planning, legal and property support.
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7.3 Property disposals

7.3.1 Should the Council seek to pursue Option 3a as a course of action it will be important to consider 

how the various properties are brought to the market.  

Option 3a Consolidate into city centre CBD project , the Civic cen tre and defined core 
operational properties – Rationalise the administrative portfolio into core operational propert ies

plus two administrative buildings, being the CBD project and the Civic Centre

7.3.2 An important consideration will be the timing of the dispo sals.  For instance, if all properties were 

marketed by way of private treaty there is the potential that market saturation will occur and the 

market value of the assets will be restricted.  

7.3.3 Many of the assets will lend themselves to disposal in an auctio n sale, in particular those with 

residential redevelopment potential.  This would provide a relatively short timescale for the disposal 

for the property and certainty.

7.3.4 Should it be required we would be pleased to provide further advice on the most appropri ate 

disposal method of each of the surplus assets identified in this accommodation review.  

7.4 Refurbishment and backlog maintenance of retained estate

7.4.1 A number of the options include an element of refurbishment and other works to address the 

maintenance backlog relating to the estate that is to be retained.  The Council should investigate the 

viability of working with a single organisation to deliver both disposals and refurbishments to realise 

additional cost and revenue savings for the Council.

Project Board
Project Sponsor

Personnel

IT

Project Manager

Project Team
Project Manager

Planning

Others - TBC
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7.5 Next Steps

7.5.1 The conclusion of this report is that the Council has viable options to relocate to the proposed CBD 

scheme and release a number of its remaining occupational estate to reduce running costs and to 

generate a capital receipt.  Furthermore, there are significant efficiency gains to be realised in terms 

of space occupation in the new facility which should also significantly reduce the number of office 

moves that are currently regularly implemented.

7.5.2 Our recommendation therefore is that the Council continues w ith its plans to anchor the city centre 

CBD scheme to enable the scheme’s dev elopment and to rationalise their existing Council 

workforce into this new facility.  In addition it should explore the disposal options for those assets 

that will be surplus to requirements following this rationalisation which could produce a useful capital 

receipt to the Council.

7.5.3 A key issue missing is the cost and size of the new facility.  The Council should confirm this and 

factor it into the overall financial model.

Claire Wooldridge

Senior Surveyor

King Sturge LLP

Tel: 0121 214 49961 (Direct)

Mob:  

claire.wooldridge@kingsturge.com

Stuart Knight

Partner

King Sturge LLP

Tel: 0161 238 6231 (Direct)

Mob:

stuart.knight@kingsturge.com

(The surveyor who has prepared the report) (The Partner who has ov erseen, checked and 

approved the report.)







APPENDIX A
BEST PRACTICE GUIDANCE IN PUBLIC 
SECTOR ASSET MANAGEMENT



1 Hot Property

1.1 In April 2000 the Audit Commission (AC) published “Hot Property”, alth ough not the first 

publication on the subject, a report nev ertheless considered to be the foundation to current 

thinking on local authority asset management.  The central premise of the report is that the way 

in which local authorities (LAs) use and manage their property holdings is central to their ability 

to support best value service delivery.  

1.2 Hot Property contained practical recommendations to enable authorities to review the use of 

property and specialist services that they provide or procure, in ac cordance with the Best Value 

‘4-Cs’ Framework.  In particular, the study posed questions such as “why do LAs own property?”, 

“why does asset management matter and whom and what does asset management involv e?”  A 

number of barriers to best v alue asset management are highlighted including insufficient data to 

support management decisions; financial and managerial procedures that cloud accountability 

and legal and financial constraints.  

1.3 Property data required to support effective 

asset management planning.  The type and 

nature of information collected should be 

clearly related to need.  Source: Hot 

Property, Audit Commission, 2000.  (Page 

45)

1.4 This study highlighted that information 

systems should:

• Be owned and easily used by frontline service managers and the corporate centre, 

regardless of where the database is located and managed

• Include only information that is directly relevant to particular service and/or corporate 

objectives including cost, condition, suitability and occupancy levels

• Be linked to oth er existing or planned databases, including the property terrier, so that 

relevant information updates automatically

• Be capable of comparison both within and outside the authority



2 Room for Improvement

2.1 In June 2009, the AC released its national report “ Room for Improvement – Strategic Asset 

Management in Local Government ”.  The report detailed the AC’s findings following an 

investigation into LAs’ progress since the release of Hot Property and how councils hav e 

balanced national and local priorities.  Room for Improvement looks at:

• The different expectations of the local government estate

• Describes what has happened to the local gov ernment estate since 2000 and asks 

whether property is now managed strategically

• Examines barriers and challenges to better strategic property management

• Outlines a way forward for councils to develop a strategic approach

• Included in the report are a number of recommendations resulting from the audit.  The 

AC states that councils should:

• Improve their knowledge of their estates and their partners’ estates

• Participate in other benchmarking networks, such as those offered by CIPFA Property

• Review property holdings and reduce them where possible

• Motivate service managers who occupy property to use it economically

• Collaborate with local partners by:

• Raising the profile of property on the local strategic partnership (LSP) agenda

• Sharing the existing estate with partners where beneficial

• Sharing property data among partners

3 RICS Public Sector Asset Management Guidelines

3.1 In 2008 the RICS2 provided guidance on strategy asset management for both land and buildings 

for the public sector.  The study identified two ways by which asset management capacity can be 

provided:

• The formation of a separate specialist asset management team

• The allocation of responsibility for asset management within an existing property 

management team

3.2 In both instances resources may be supplemented with support from within the organisation or 

externally.  Also noted within the report is that g ood data is central to good asset management 

and good management of that data is necessary as it:

  

2 RICS Public Sector Asset Management Guidelines – A Guide To Best Practice



• Enables the provision of the information needed to support asset management 

processes, when it is needed, and to those who need it, in an easily accessible way

• Ensures the quality of the information so that it is correct, c omplete, consistent and 

current

• Employs organisation and structures that instil confidence in the users of the 

information, and a sense of responsibility and ownership in the providers of information

3.3 The diagram above set out within the publication relates to asset management planning in the 

public sector. The five stage process is described below:

1 Strategy & 
Vision 
Development

Usually central to the Asset Management Plan (AMP).  

Describes the direction the asset base will take over a 5 year 

period; practical steps to get there and the business 

drivers/goals and objectives and overall financial framework.

2 Asset 
Programmes

This involves a review of the asset base; development of 

specific pro jects or options designed to implement the 

strategy; a programme of projects for implementation and 

integration of projects into the authority’s overall financial 

planning, budgeting and monitoring processes.

3 Delivery Consideration of the strategic delive ry issues and means of 

delivering strategic asset management aims and objectives.  

Consideration to be given to the project direction 

(underpinned by a robust Business Case), 

resources/capabilities requirements, means of delivery 

(including third party inv olvement/partnership, procurement) 

Business Strategy

Corporate Plan

Capital and Revenue Strategy

Asset Strategy

Performance Improvement

Portfolio Responses

Property Services Responses

PLANS AND 
PROGRAMMES

DELIVERYREVIEW

STRATEGY

New Build and Improvement/ 
Disposals/ Acquisitions/ Maintenance/ 

Energy and Facilities etc 

Sourcing, Procurement, Partnering 
and Shared Services. 

Monitoring and Reviewing Asset 
Performance

Performance on PIs and Targets

Benchmarking process and Outcomes

Asset Review

Evaluation and Appraisal

Annual Investment Plan for 
Assets, Revenue Programme, 
Capital Programme

Performance Measures

Sourcing Policy

Leadership

Culture

Customers

Structure

Roles

Responsibilities

Resources and Capacity

Governance

Data

Sustainability

IMPROVEMENT



and governance, planning, monitoring and risks.

4 Review & 
Performance 
Management

Performance measures in asset management.  

Consideration to be given to both business and property 

performance measures.    

5 Change 
Management

Consideration to be given to the changes which may need to 

be made.  These may be concerned with improving strategy, 

improving programming, improving delivery and improving 

review.  This may also be concerned with activities such as 

leadership, culture and customer service.
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