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Executive Summary

1.0 Introduction

Kilmarnock College submitted its Full Business Case (FBC)/Decision Point 2 (DP2) Document 
to the Scottish Funding Council (SFC) for presentation to the SFC Investment Committee on 25 
March 2011 and approval was given to the strategic educational validity of the submission. 

The Committee recommended that in progressing to the next stage, Decision Point 2a (DP2a), the 
College looked to develop collaborative opportunities further, agree with SFC the future WSUMs 
activity for the new College and develop financial proposals within the framework of the Non Profit 
Distribution (NPD) funding model. 

This DP2a submission shows very clearly that the project has developed since that time, and 
demonstrates both a base financial position which shows affordability throughout the 25 year 
contract period and value for money through the NPD model. The DP2a submission also describes 
the processes and procedures, governance, communication and implementation proposals to be 
put in place in order to deliver the project successfully. 

Kilmarnock College believes that this document demonstrates the College’s commitment to 
collaborative working across Ayrshire.

The exemplar design has been developed to RIBA Stage D (outline design), based on the delivery 
of 53,000 WSUMs as agreed with the SFC and the cost plan demonstrates that the design has 
been developed within the £50m NPD capped budget. The project also remains on programme 
with a proposed site start in 2013 and completion in readiness for the 2015-2016 academic year. 

It should be noted that the College has been advised and supported by both SFC and Scottish 
Futures Trust (SFT) since March 2011 to develop this DP2a submission. Assistance has also been 
provided by Gardiner and Theobald as SFC’s Property Services Support (PSS).

Throughout the development of the project, the College’s Board of Management (BoM), Senior 
Management Team (SMT) and stakeholder groups have remained actively engaged and supportive 
of the aims, objectives, governance, processes and procedures and outcomes to date.

The total project costs for a new build Kilmarnock College have been estimated at £55,628,277.

The NPD element of the total project costs has been estimated at £49,969,609 which is within the 
£50,000,000 NPD budget cap. Therefore, £5,658,668 of other project costs which are essential, 
but not eligible within the NPD model, require gap funding to be provided. It should be noted that 
this includes £817,033 of project sunk costs which the College funded from its own resources to 
progress the new build College project to DP2 stage.

In order for the project to proceed beyond DP2a, gap funding of £5,658,668 requires to be provided 
to Kilmarnock College, by either the SFC or Scottish Government, to meet these other essential 
project costs.

On this basis, Kilmarnock College now seeks approval from the SFC and SFT to proceed to Decision 
Point 3, with a commitment to provide funding up to £50,000,000 for the NPD element of the project 
and for gap funding of £5,658,668 to be made available separately to cover other project costs. 
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2.0 Background and Context 

The vision for Kilmarnock College is ‘Inspiring Achievement - Building Futures’. This is supported by 
the College’s three year strategic plan for the period 2009-12. The strategic plan is fully aligned with 
Scottish Government priorities as well as the seven SFC outcomes as detailed in their corporate 
plan 2009-12. 

Aim 6 contained within the College’s Strategic Plan is:

“to improve the College’s estate to make it fit for purpose and pursue a new Campus to meet the 
aspirations of present and future learners.”

The College has continued to develop and improve and the move to a new College will be a further 
crucial step in this process.

The proposed site for the new College is on 10 acres of land at Hill Street currently owned by 
Diageo. Diageo have agreed to gift the site to the College and there is a Heads of Terms agreement 
in place for the transfer of title. 

Within the background and context section of this document, details of the College’s current estate 
are included, confirming that the buildings are poorly configured in terms of accessibility, security 
and energy efficiency. The Outline Business Case (OBC) and DP2 submissions clearly laid out the 
significant shortcomings and limitations of the current estate. This has been verified through a number 
of independent studies which have been carried out to inform the College of its development options. 

Over the last two years, the College has implemented an estate rationalisation process, withdrawing 
provision delivered from Cumnock Community College and closing Moffat House, Saltcoats Campus, 
with provision from both locations now being delivered from the main building in Holehouse Road. 

3.0 Collaboration and Curriculum

Section 3.0 of this document details the College’s commitment to the development of a demand led 
curriculum and the adoption of a strategic collaborative approach in line with SFC report on Space 
Collaboration.1  

As included in the DP2 submission, Kilmarnock College, working with the Ayrshire Learning 
Partnership (ALP) completed a curriculum mapping exercise with James Watt and Ayr Colleges and, 
as an example of collaborative curriculum development, will be the centre of excellence in Ayrshire 
for the delivery of Sport and Fitness from the new Campus. 

The College is working with the University of the West of Scotland (UWS), looking at articulation 
opportunities and the development of degree programmes to be delivered by the College. 

Provision in North and East Ayrshire will be planned jointly by Kilmarnock and James Watt Colleges, 
with a number of fundamental principles already discussed and agreed with SFC. 

The College also continues to work in partnership with East Ayrshire Council (EAC), looking at the 
demographics of the area as part of the planning process. There are huge challenges facing East 
Ayrshire’s community, with a clearly identified need to change life chances through learning. It is 
envisaged that providing real working environments including Hospitality, Sport and Fitness, Health and 
Wellbeing and Hair and Beauty will also impact on the level of business start-ups in East Ayrshire which 
is currently significantly below the Scottish average. The new College will provide a variety of learning 
and social spaces which will be sufficiently flexible to meet the changing needs of the local community. 

1Space Collaboration, Learning and Teaching related space use in further and higher education. SFC June 2008
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4.0 Project Brief 

In order to address the shortcomings and limitations of the existing estate, as detailed within the 
OBC, the strategic brief for the new College was developed following approval to proceed to DP2. 
An extensive series of user consultations was then carried out including students, staff and external 
stakeholders and the results of these consultations were then fed into the strategic brief.

The briefing document clearly stated the College’s aspirations with the learner being at the forefront 
of the needs of the new College, with value for money, flexibility and sustainability requirements 
to be developed through a further, detailed consultation exercise which would include the design 
team, once appointed. 

This led to the development of a schedule of accommodation for the proposed new College. In 
parallel with the development of the schedule of accommodation, discussions were ongoing with 
Diageo in respect of the transfer of some 10 acres of the Hill Street site to the College.

This allowed the development of the outline design, based on Diageo’s site, followed by a further 
iteration of consultations to develop the detailed brief. 

Following discussions with SFC and the agreement that the new building should deliver 53,000 
WSUMs a further round of design development has taken place leading to the production of the 
Stage D Design Development Report (Stage D) which is attached as Appendix A1 to this document. 

At all stages during the development of the brief, cognisance has been taken of the changing 
approaches to learning which would require to be incorporated into the new building. The College 
has been clear from the outset that it did not wish simply to replicate the existing Campus, but to 
look at innovative and flexible spaces which will enhance the learning experience.  

Environmental sustainability underpins Aim 6 of the College’s Strategic Plan2 and the maximisation 
of long term sustainability has been embedded in the College’s aims and objectives for the project 
from the outset. 

Sustainability will be considered during the competitive dialogue phase with the continual 
understanding of the impact that passive design elements can provide.

Internal environment design parameters have been set, based on Building Bulletin 1013.

The developed exemplar design, as detailed in the Stage D Report, (Appendix A1), remains on 
target to achieve a BREEAM excellent rating.  

5.0 Exemplar Design  

As detailed in Section 5.0 of this document, the exemplar design has been developed to RIBA 
Stage D, (outline design). 

A number of key drivers has informed the design process, the provision of efficient and effective 
learning spaces, flexibility of spaces, energy efficiency, robust, low maintenance finishes and with 
an overarching requirement to achieve value for money. 

Security is also an important consideration and the project has benefited from the assistance 
received from the local Police Architectural Liaison Officer, (ALO). 

The ethos for the building was set at a very early stage; to provide a welcoming, community facing 
entrance, with a series of shop fronts open to the community, including, hairdressing and beauty 
salons, a training restaurant and a wellbeing centre. All of these outlets will support services 
delivered by students as part of their learning journey. 

2Kilmarnock College, Strategic Plan 2009/12
3Building Bulletin 101, Guidelines for environmental design in schools, Department for Education and Skills
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As noted in section 2.5 the College has undergone an estate rationalisation exercise, and this, 
along with the development of a space efficient, exemplar design, will lead to an 8.2% reduction in 
Gross Internal Floor Area, (GIFA), compared to the existing estate and a 16.2% reduction in GIFA 
since the OBC. 

The College firmly believes that the design has been developed to an appropriate stage for the 
proposed procurement route, providing the basis for a robust construction cost plan which has then 
fed into a detailed assessment of Lifecycle and Hard FM costs. 

6.0 Financial Model/Affordability  

The College has considered the NPD funding model in relation to the overall project cost for the 
new build Campus.

The total project costs for a new build Kilmarnock College have been estimated at £55,628,277.

The NPD element of the total project costs has been estimated at £49,969,609, which is within the 
£50,000,000 NPD budget cap. Therefore, £5,658,668 of other project costs, which are essential 
but not eligible within the NPD model, require gap funding to be provided. It should be noted that 
this includes £817,033 of project sunk costs which the College funded from its own resources to 
progress the new build College project to DP2 stage.

In order for the project to proceed beyond DP2a, gap funding of £5,658,668 requires to be provided 
to Kilmarnock College by either the SFC or Scottish Government to meet these other essential 
project costs. These costs are detailed within section 6.8.

Based on the NPD eligible costs the SFT has provided a Year 1 indicative Unitary Charge (UC). 
The College has tested the overall affordability of the UC payments by conducting a robust long 
term financial planning analysis using prudent and reasonable assumptions to establish a base 
case. The base case shows that the indicative UC is affordable to the College based on a number 
of assumptions. These are detailed within section 6.17.

Therefore, the College believes it has demonstrated that it can afford the indicative UC payments 
based on current information. However, the sensitivities conducted have shown that the 
continuation of SFC recurrent capital grant is vital to ensure long term affordability.

This section also considers the accounting treatment, tax and VAT implications and financial project 
risks identified at this stage. 

The College has undertaken a Value for Money (VfM) analysis based on SFT guidance ‘Value for 
Money Assessment Guidance: Capital Programmes and Projects, November 2008’.

7.0 Implementation Strategy

Kilmarnock College has continually sought to adopt best practice, and understands the 
fundamental importance for clearly defined and communicated robust project control and 
governance measures.

Following the change to the NPD model, the governance arrangements within the College have 
been re-assessed, in order to take the project forward. The College and has been greatly assisted 
by SFT in developing these changes. 

The project has been overseen and approved by the College’s Board of Management since 
inception, supported by the New Build Committee since 2009. 

To date, the project has been executed by the College’s Senior Management Team, headed up by 
the College Principal as Project Owner, with the Director of Estates, Project Sponsor, responsible 
for the day-to-day running of the project. 
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It became clear, however, that the move to a revenue funded project, with the resultant need for the 
competitive dialogue phase, required a dedicated Project Board to act as strategic decision maker 
and provide the link between the Project Team and the Estates and New Build Committee. Full 
details of these revised governance arrangements are included in section 7.0.

In addition, the College has augmented its in-house resource, with specialist input and extensive 
PPP experience, seconded from EAC.

In addition, a team of technical advisers has now been identified to assist the College through the 
procurement process. Price Waterhouse Coopers (PWC) have been appointed to provide financial 
expertise and assist with the development of this document. On approval to proceed, PWC will 
then fulfil the financial adviser’s role through to financial close. 

Legal advice will be provided by Shepherd and Wedderburn and technical advice by Davis Langdon. 
Further details of the procurement processes following for all the advisers are included in Section 7.0. 

Throughout the process to date, there have been ongoing consultations with all the statutory 
authorities and the College has an extremely supportive and positive relationship with the Planning 
Department in EAC. 

The processes, procedures and governance structure are clearly of fundamental importance to the 
successful implementation of the project and Kilmarnock College believes that the structures put 
in place and detailed in this section demonstrate the importance that the College attaches to these 
and that they are robust and transparent. 

8.0 Procurement, Programme and Delivery Strategy

Following the Scottish Government’s budget announcement in November 2010, the new College 
building will be procured through the NPD revenue funded procurement model. 

At that time the College had already substantially developed the design for the new Campus and 
this was incorporated into the DP2 submission.

Kilmarnock College has made a conscious decision to develop the exemplar design to Stage D in 
order to inform the competitive dialogue process. The College is of the opinion that this will allow 
a greater degree of cost certainty at this stage, a reduction in the overall procurement timescales 
and a greater certainty over the eventual design solution, whilst at the same time, allowing for the 
development of innovative solutions from the preferred bidders during the competitive dialogue phase. 

Details of the proposed programme are included in section 8.0 with the main milestone being the 
date by which Diageo will complete their withdrawal from, and clearance of, the Hill Street site.

The College will follow the decision point review process throughout the course of the project, and 
believes that by doing so, and carrying out regular reviews, value for money will be achieved whilst 
also meeting agreed time, cost and quality targets. 

Section 8.0 also addresses Risk and Change Control with full risk management procedures put 
in place. The Risk Register, included as Appendix D6, identifies risks that need to be planned for, 
mitigated or removed. The risk register will be subject to continual review. 

An outline of the change control procedure to be adopted is included in Section 8.0 and this 
will continue to be assessed and refined throughout the course of the project and through the 
operational phase of the project.  

9.0 Lessons Learned, Project Reviews and Evaluation 

The College spent much time, during the development of the DP2 submission, carrying out a 
series of visits and consultations with colleges in both Scotland and England in order to ensure 
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that lessons learned from previous projects were addressed, and incorporated into the proposals 
for the new Kilmarnock College. These were identified in the DP2 submission and the physical and 
environmental lessons that have been learned have been incorporated into the design; however, it 
is also clear that management of expectations is one of the main elements that must be addressed, 
especially in respect of the change to more open plan office spaces and the controllability of 
the internal environment in a naturally lit and ventilated building. The College has, therefore, 
commenced a series of trials and familiarisation exercises within the existing building with a move 
towards sharing of curriculum staff workrooms and the introduction of open plan staff areas/offices.

Section 9.0 of this document also looks at lessons learned during the course of EAC’s PPP 
Schools Project, and it is clear that change control, and the establishment of clear internal reporting 
structures need to be put in place at the earliest possible phase of the project.

Kilmarnock College believes that the processes and procedures and governance structure detailed 
throughout this document clearly demonstrates the robust nature of the College’s approach and the 
importance that the College attaches to these controls.  

Conclusion

Kilmarnock College considers that the proposals contained within this submission, for a new 
Campus, are both exciting and practical, with robust implementation processes and procedures 
proposed for the procurement of the new College. 

The BoM, SMT and stakeholders are confident that the College can deliver a very well managed 
project, which is procured efficiently, achieves value for money and will greatly enrich the lives of all 
who use it and be an inspiring learning environment for generations to come. 

The BoM and SMT are confident, based on the financial analysis at DP2a, that the new College is 
affordable. In order to make this statement a number of material assumptions have required to be 
made and these are detailed below in summary: 
 In order for the project to proceed beyond DP2a, gap funding of £5,658,668 requires to be 
provided to Kilmarnock College by either the SFC or Scottish Government to meet these other 
essential project costs

 The continuation of SFC recurrent capital grant is vital to ensure long term affordability
 SFC recurrent capital grant continues to be made available broadly at 2011-12 levels
 SFC recurrent grant is used on an annual basis to firstly fund the College element of the 
lifecycle costs included within the UC

 The balance remaining is then used to fund other eligible requirements eg the replacement 
of capital equipment as well as other elements of cyclical building maintenance not included 
within the UC eg painting and decorating

 The College, in the base financial case, has assumed a target delivery of 53,000 WSUMS throughout 
the projection period. This is in line with the letter received from the SFC, dated 21 July 2011, which 
detailed joint curriculum planning between James Watt, Kilwinning and Kilmarnock College

 Ground conditions under the existing Diageo buildings reflect the ground conditions identified by 
the Site Investigations carried out to date

 The College has not deducted from total project costs identified, the estimated net receipts of 
£1,300,000 from the sale of the existing estate. The College has assumed repayment to the SFC 
after deducting estimated site clearance costs for Holehouse Road and estates rationalisation 
costs in respect of the existing lease at the Townholm campus

 Indexation of 2.5% has been applied against all the UC components for the projection period 
based on guidance received from SFT

 The current programme dates for the project are achieved and the exemplar design is used as 
the basis for the competitive dialogue process
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1.0  Introduction 
Kilmarnock College submitted its Full Business Case/Decision Point 2 Document, (DP2), 
to the Scottish Funding Council (SFC), for presentation to the SFC Investment Committee 
on 25 March 2011. 

The DP2 was approved by the Investment Committee on the basis of its strategic 
educational validity. The Committee recommended that, in progressing to the next stage, 
Decision Point 2a (DP2a), the College considered the following:-

 Developing further the collaborative opportunities with James Watt College, Kilwinning 
to support delivery of coherent provision and use of specialist estates facilities to 
maximise estates investment

 Agreeing with SFC the future WSUMs activity for the new College

 Developing financial proposals within the framework of the Non Profit Distribution 
(NPD), funding model

1.1  Decision Point 2a (DP2a)
Kilmarnock College, in this DP2a submission, has addressed the points raised by 
the SFC in March 2011, supported by the SFC and Scottish Futures Trust (SFT). The 
project has developed significantly from DP2 and this DP2a submission reinforces the 
requirement for a new College campus in Kilmarnock to deliver a coherent curriculum, 
as well as demonstrating overall project affordability within the NPD funding model. In 
addition, the College is confident that it can deliver a very well managed project, which is 
procured efficiently and achieves value for money, within the funding context. 

This DP2a submission now seeks approval from the SFC, SFT and Scottish Government 
to proceed with the project to Decision Point 3 as all recommendations of the Investment 
Committee (25 March 2011) have been completed;

 Kilmarnock and James Watt Colleges have further developed curriculum provision 
and agreed specialisms across the two campuses. Maximising use of the estate, 
Kilmarnock will specialise in:

 Engineering

 Motor Vehicle

 Land and Horticulture

 Sport and Fitness

 Hair and Beauty

 Catering and Hospitality

 Science 

Art and Design and Supported Learning provision will be accessed by learners through 
the James Watt, Kilwinning.  This approach provides local access to a range of learning 
opportunities which maximises specialist facilities across the two campuses and access 
level entry to the core curriculum on both sites 

 SFC worked with Kilmarnock and James Watt, Kilwinning to negotiate a coherent 
provision across both campuses and agreed a model for future delivery of 53,000 
WSUMs in Kilmarnock College with an agreed total volume of provision across the 
Kilwinning and Kilmarnock Campuses of 113,000 WSUMs 

 Working with all stakeholders and financial consultants, a robust financial model has 
been developed using the NPD framework
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1.2  Scottish Funding Council (SFC) and Scottish Futures Trust (SFT)
The College has worked closely with both the SFC and SFT since March 2011 to develop 
the DP2 submission to the DP2a stage. 

The SFC team have advised and supported the College in a number of areas, including 
the planning of future curriculum, as well as technical project development. The SFC has 
also provided the College assistance through the appointment of a Property Services 
Support (PSS), agent from Gardiner and Theobald. 

The College Team have found this appointment beneficial and Gardiner and Theobald 
worked with the College’s Technical Advisers (Davis Langdon) to ensure that a high level 
of technical advice was available, particularly in relation to the design development which 
has taken place from DP2 to DP2a.

The SFT have supported and advised the College, on the NPD funding model, and the 
requirement to demonstrate value for money within this context. In addition, the SFT have 
provided a considerable number of documents and reference guides, which have been 
used to complete this submission.

This report is supported by a substantial number of appendices, including the Stage D 
Report (Appendix A1), which details the proposed, exemplar design for the new College 
Campus. 

1.3  Structure of DP2a
The Guidance on Decision Point Process for NPD Projects4 issued by SFC has informed 
the structure of this DP2a document.

4Appendix B to Decision Point Process, Scottish Funding Council
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2.1 Introduction 
This section describes the strategic context of the new College Campus together with a 
brief overview of the project milestones and submissions made to date and references the 
current College estate including its inherent limitations. 

2.2 College Strategic Context 
Kilmarnock College’s Board of Management (BoM), produced a 3 year Strategic Plan for 
the period 2009-12. This Strategic Plan is fully aligned to Scottish Government priorities, as 
well as the seven SFC outcomes established in their Corporate Plan 2009-2012. 

The Strategic Plan states the vision of the College; “Inspiring Achievement – Building Futures” 
with a stated mission; “To focus on learners as individuals and make a difference in their lives 
by playing a lead role in the development of skills, the economy and community life”. 

The plan sets out the strategic aims and objectives of the College in this time period. The 
Strategic Plan is reviewed annually by the BoM and, as such, it continues to be relevant 
to the overall mission of the College. The Strategic Plan is linked to the East and North 
Ayrshire community planning outcomes.

The 6 aims are noted below:

Aim 1 To inspire success through strong and effective leadership, personal and 
professional development and the empowerment of teams

Aim 2 To maintain financial sustainability and achieve an outstanding reputation through 
strong corporate governance and effective risk management

Aim 3 To widen access and encourage active participation in a high quality learning 
experience

Aim 4 To continue to develop mutually beneficial partnerships and collaborations

Aim 5 To make a major contribution to skills and business development locally to support 
the sustainable economic growth of Scotland

Aim 6 To improve the College estate to make it fit for purpose and pursue a new campus 
to meet the aspirations of present and future learners

A copy of the College’s Strategic Plan is included as Appendix B1.

The College continues to develop and improve under the leadership of the Principal and 
BoM.  A key number of successes have been achieved in the last three years including:

 Excellent HMIe report in 2010

 Financial sustainability

 National awards received:

 2010-11 – Scotland’s Colleges – National Volunteering Award (two awards)

 2010-11 – Carbon Management Trust – Carbon Management Award

 2010-11 – Scotland’s Colleges – Equality and Diversity Award

 2009-10 – AoC Beacon Award Highly Commended for Widening Participation

 2008-09 – Scotland’s Colleges Marketing Award – Innovation – Leadership Academy

 2008-09 – Scotland’s Colleges Highly Commended for Promoting Equality and 
Diversity

 Improved reputation

 Engagement with over 400 employers
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Kilmarnock College has a positive culture which embraces change and continuously improves 
the learner experience. The BoM has driven the new Campus development to ensure that 
the future estate is fit for purpose and provides learning spaces to encourage innovation and 
enterprise and promote active learning. The new College Campus will be flexible and adaptive 
to future needs and will encourage innovative practices. The new Campus will be efficient and 
affordable in both financial and environmentally sustainable terms.

2.3 Outline Business Case and DP2 Submission 

Outline Business Case (OBC)

Following the issue of SFC Circular 34/20075, the College developed an estates strategy 
which led to the development of an OBC. This was submitted to the SFC in May 2008 and 
set out the need for a new College, noting that the existing estate was not fit for purpose and 
identifying the need for investment. 

The findings of the options appraisal within the OBC were that, for the College to ensure long 
term sustainability, there was a need for a new College building.  The OBC also considered a 
number of options in relation to potential sites within Kilmarnock Town Centre.

Based on the OBC submitted, the SFC confirmed their approval in December 2008 to 
progress the College submission to DP2.   

DP2 Submission

The DP2 submission to the SFC Investment Committee, in March 2011, represented a more 
developed business case based on SFC Gateway approval requirements. The DP2 was 
approved by the SFC based on the strategic education case. The document also contained a 
reference design, construction cost plan and project budget, together with a number of other 
technical sections.  

Further information provided at DP2 stage included an assessment of the DP2 submission 
against the OBC. This covered an analysis of overall areas, WSUMs delivery proposals and 
the proposed site for the new College.  

2.4 College Site 
In both the OBC and DP2, the College recognised the importance to Kilmarnock of locating 
a new campus building within the town centre. Indeed, EAC Planning Department has 
consistently stated that the College relocation to a Town Centre site is fundamentally 
important to the regeneration of Kilmarnock. The College has been working closely with both 
EAC and the ‘Make it Kilmarnock’ taskforce in the development of their integrated Urban 
Development Plan (Appendix B2).

The announcement that Diageo were exiting from production in Kilmarnock led to an 
agreement, which was jointly announced on 1 July 2010, that the ownership of 10 acres of land 
at Hill Street would be gifted to Kilmarnock College for the construction of a new Campus. 

This represents a substantial saving to public funds as the value of the donation has been 
estimated at around £4.5 million. 

There has been a series of ongoing meetings with Diageo in respect of the site at Hill Street, 
and there is a Heads of Terms agreement in place wherein the conditions attached to the 
transfer of title have been agreed.

5SFC 34/2007 Estate Strategy Guidance
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2.5 Current Estate  

Introduction 

This section summarises Kilmarnock College’s current estates provision at August 2011. 
The main building in Holehouse Road, Kilmarnock was constructed in the early 1960s 
and, given its age and form of construction, structural decay is starting to become quite 
evident. Both the OBC and FBC submissions addressed in detail the limitations and 
inefficiencies of the buildings at Holehouse Road and identified the associated future 
investment requirements.

In summary, the College Campus buildings are poorly configured in terms of accessibility, 
security and energy efficiency, with a resultant range of associated maintenance issues.  
In addition, the main building has seven entrances/exits, which are not fully accessible for 
Disability Discrimination Act (DDA) purposes, and also represent a major security issue 
for the College. 

Table 2.01 below details the College’s current estate at August 2011. 

Location GIFA (m²) Site Area (acres)
Main Campus, Holehouse Road 14,481 6.9
Townholm Workshops* 1,060 0.97
Centre of Sporting Excellence (COSE)* 1,721
Craig Campus 661 5.3
Total 17,923

Table 2.01

*It should be noted that the Townholm and COSE campuses are separate buildings co-located on a 
single site.

COSE/Townholm

The College leases the COSE/Townholm campus from A Brewster and Sons. This 
campus is subject to a long term lease which ends in November 2021; however, this 
building is not fit for purpose and does not provide learners with the appropriate facilities 
to meet their learning needs or vocational requirements. The College will incorporate 
Sport and Fitness and Construction courses into the new College Campus in 2015. Within 
the financial section of this submission, an estimate of the lease buy out costs has been 
included, under estates rationalisation costs.

Cumnock Community College

Kilmarnock College withdrew its provision delivered from Cumnock Community College in 
2010, as a result of curriculum changes that had taken place in Ayr College. The delivery 
of Hair and Beauty courses was transferred to the Main Campus at Holehouse Road.

Saltcoats Campus

The College was offered the opportunity to buy out the long term lease for Moffat House 
in Saltcoats. The College BoM made the decision to purchase the building in November 
2010 based on  an economic analysis. The purchase was made using College restricted 
funds from a bequest. 
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The building is not fit for purpose and concerns have been raised in terms of Health and 
Safety and DDA compliance.  Therefore, the BoM decided to close the Saltcoats campus 
at the end of July 2011, and the majority of curriculum delivery has now moved to the 
Main Campus. However, the Prince’s Trust courses that were being delivered from the 
Saltcoats Campus, focusing on North Ayrshire residents, are now being delivered from 
North Ayrshire Council accommodation in Ardrossan. This supports efficient use of other 
stakeholder facilities. 

As part of the College’s ongoing rationalisation strategy, the property at Saltcoats is 
currently being marketed for sale by Knight Frank.  
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3.1 Introduction 
This section of the document outlines the College’s commitment to focused, demand led, 
curriculum development and the adoption of a strategic, collaborative approach which has 
informed the development of the design for the new Campus. The College fully supports 
the Scottish Government’s skills agenda and currently delivers a curriculum portfolio that 
provides a “dynamic service for our communities and the Scottish economy”6.

By pursuing partnerships and collaborations that will deliver efficiencies, the College is 
committed to ensuring best value for the public purse through clear connectivity with its 
communities, partners and stakeholders.  The College concurs with the belief that strong 
and vibrant communities are at the heart of a successful Scotland. Integrated work with 
East Ayrshire Community Planning Partnership (CPP) and partner colleges, ensures 
that shared intelligence will support a coherent demand led curriculum spanning across 
Ayrshire. This approach to planning and development strengthens the College’s ability to 
work with the Scottish Government and the SFC to support the reshaping and structure of 
Scotland’s colleges. 

The skills and economic development work of the College is underpinned by a broader 
role in social regeneration, community development and cohesion.  The College delivers 
the skills required by individuals and communities to contribute to Scotland’s economy. 
It offers opportunities for those individuals who find it difficult to enter the workforce, 
ensuring that Scotland does not create a ‘lost generation’ of young people who struggle to 
find employment because they have low level or no skills at all.

A new campus for the College will undoubtedly have an impact on the challenges facing 
East Ayrshire’s community and provide the infrastructure for the delivery of a flexible, 
responsive curriculum, informed by labour market intelligence. This will have a positive 
effect on the regeneration of East Ayrshire and the wider Ayrshire community.  The 
College will continue to move forward with joint planning with James Watt, Kilwinning to 
ensure that the College offers high quality learning choices from Access level to Higher 
Education (HE) level including seamless progression to degree provision in partnership 
with the University of the West of Scotland (UWS). 

Kilmarnock College will focus on key sectors that impact on the Ayrshire economy while 
securing a curriculum that is effective, efficient and delivers future opportunities for the 
population. 

3.2	 Social	and	Economic	Profile	of	East	Ayrshire	(Demographics)		
The population statistics for East Ayrshire remain static until 2033 (GRO for Scotland). 
However, the predicted trends estimate an increasingly aged population and a decline in 
both 16-29 and 30-49 age groups.7   

A decline in population will not eradicate the high level issues that require to be 
addressed to reverse the trends of poverty, deprivation and health inequalities including:
 Systemic youth unemployment
 Generational worklessness
 No qualifications/low level qualifications
 Financial inclusion 

6SNP manifesto 2011
716-29 year olds equate to 17.2% (20,657 2010 GRO) of the overall population of 120,240. Kilmarnock 
College headcount for 2009-10 was 11% (2,270) of this overall 16-29 year old population
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Related to the above factors, the following provide an indication of the issues within East 
Ayrshire:

 Unemployment stands at 6.1% at January 2011 compared to the Scottish average of 
4.3%8. This average masks significantly higher levels of unemployment and deprivation 
in communities across the area 

 Unemployment is likely to continue to rise as businesses continue to feel the impact of 
the economic challenges they have been facing (East Ayrshire CPP Area Profile 2011-
2014) 

A new College Campus will provide access to learning throughout life to meet the 
needs of individuals and employers, to prepare a work ready population for new and 
developing organisations in East Ayrshire as well as supporting business start-ups. 
In addition, building on the College’s sector leading practice, dynamic, innovative and 
diverse approaches to learning and teaching will impact significantly on re-engaging the 
disengaged within a vibrant learning environment.

Figure 3.0

The high level Labour Market profile for East Ayrshire indicates the following9: 

 17,900 (23.2%) of population are economically inactive

 15,750 (20.2%) of the population are key benefit claimants and of these

 7,160 (9.2%) are claiming Employment Seekers’ Allowance and incapacity benefits

 1,450 (1.8%) are lone parents claiming benefit 

 1,280 (1.6%) are carers

 There are 27 datazones in the 0-15% most deprived areas and 45 datazones in the 15-
30% most deprived areas within East Ayrshire

8Nomis, July 2011
9Nomis January 2010 – December 2010
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 In 2009 16.9% (approximately 1 in 5.5) of East Ayrshire residents lived in the 0-15% 
most deprived areas in Scotland, with the eighth largest proportion of population 
categorised as most deprived 

 In East Ayrshire the percentage of children living in workless households is higher than 
the Scottish average10

Social issues continue to impact on the community. Teenage pregnancy rates are higher 
than the Scottish average, there has been an increase in the number of children on the 
protection register, an increase in admissions to hospital as a result of drug and alcohol 
issues and the number of domestic abuse incidents has increased significantly.

The profile of East Ayrshire provides a clear indication that there is a huge need for learning 
to change the life chances of current and future generations and reverse the trend of 
worklessness. The number of applications to the College also provide indications of unmet 
demand.  A new College Campus will provide learning and social spaces where learning 
and teaching methodologies proactively support the needs of learners to learn in a variety 
of contexts. It will impact on the profile of learning opportunities available in East Ayrshire, 
prepare individuals with work ready skills for the future and improve life chances. 

 16.2% of East Ayrshire’s working age population has no qualifications  

 The percentage of pupils achieving 5+ awards at Scottish Credit and Qualifications 
Framework (SCQF), is lower than the average in Scotland (29% compared to 36% in 
2010)  

One of the most significant developments that can impact on the Scottish economy is an 
increase in business start up. It is, therefore, also significant that business start-up in East 
Ayrshire is 8.5% below the Scottish average. The new College will impact on this by;

 providing real working environments for students within hairdressing and beauty, 
hospitality, sport and fitness and health and social care using front of house facilities 
and a new innovative model of learning 

 building on business start-up and enterprise activities within the College and continuing 
high profile engagement with local employers and stakeholders

 using technology where appropriate to maximise engagement of learners and 
efficiency of delivery 

 developing interdisciplinary and multi skilled staff to ensure that the College has 
learners engaged in the right learning with the right people providing support to ensure 
their success 

Overall, the challenges facing East Ayrshire cannot be under estimated. Colleges:

“are doing a phenomenal amount of work with students on the ground to deliver what the 
economy needs.”11   

A new College Campus supporting the delivery of an innovative coherent curriculum will 
enable Kilmarnock College to do even more.

3.3  Delivering a Coherent Curriculum 
A coherent curriculum is critical to delivering learning opportunities that will meet 
community needs. A new build Campus will bring high quality and efficiency to curriculum 

10Scottish Government, Work and Worklessness Report 2009
11Scotland’s Colleges; Skills for Scotland: How the Colleges can deliver economic success.
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and service delivery, by providing access to learning opportunities and services at one 
location when they have previously been located in four different campuses. A new 
Campus will also provide more flexible spaces for learning and create better social 
spaces for our learners (see section 4.6). 

The success of the pan-Ayrshire curriculum mapping and the development of the Ayrshire 
Learning Partnership (ALP) with Ayr College, James Watt College and Kilmarnock 
College have led to joint working to support a curriculum provision for Ayrshire which 
builds on local specialisms and provides articulation across all campuses. In particular, 
James Watt College and Kilmarnock College have examined ways in which joint planning 
and more effective and efficient use of estates, utilising the new College Campus, will 
better meet community needs and demands of stakeholders.   A broad and balanced 
curriculum will provide the skills required for Ayrshire and contribute to the Scottish 
Government Skills agenda.  To this end, Kilmarnock College and James Watt College 
have, in conjunction with the SFC, agreed the following arrangements.  

Provision in North and East Ayrshire

Principles
 The curriculum for the James Watt, Kilwinning and Kilmarnock campuses will be jointly 

planned by the two colleges. This will reduce unnecessary duplication particularly for 
more specialist provision and/or for provision at higher levels

 Access level provision will be provided for many subject areas at both campuses – 
reflecting the inability or unwillingness of some learners to travel for provision at this 
level

 The colleges will seek to improve transport links for students between the campuses

 The colleges will work together in order that staff from either college can deliver from 
either campus where that is practical and beneficial

 Further work with other colleges will be undertaken to extend the benefits of this 
approach

Curriculum Mapping and Rationalisation

Overall level of provision for planning purposes will be:

WSUMs Note
Kilmarnock 53,000
James Watt activity at Kilmarnock 3,500 Sport currently at Largs
James Watt open learning relocates to Inverclyde (4,000)
James Watt activity remaining at Kilwinning 56,500
Total across Kilmarnock and Kilwinning 113,000

Table 3.01

Curriculum Rationalisation

A joint curriculum delivery plan has been developed to take into account;

 the need for Access level courses in many subjects to be provided in both campuses 
particularly where the target market is unlikely to or unable to travel to study (for 
example, young people at risk of becoming NEET – eg Motor Vehicle or Hair and 
Beauty; or people who may have caring responsibilities – eg Health and Social Care)
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 the relative strengths of the existing provision in the different colleges and the existing 
investment in capacity

 the avoidance in duplication of expensive facilities and equipment

It is recognised that this plan will develop over time as the needs of the area change and 
the collaboration between the colleges develop.  The colleges are also discussing with 
Ayr College how this rationalisation could develop further. 

Specialist facilities have been discussed as follows:

New Campus Kilmarnock Kilwinning Campus
Engineering Business and Computing
Motor Vehicle Health and Social Care
Land and Horticulture Art and Design
Sport and Fitness Social Science
Hair and Beauty Inclusive Learning
Catering and Hospitality
Science 

Table 3.02

These specialist areas will develop to include locally delivered degree programmes 
with University partners as a progression of the Ayrshire Colleges’ HE Strategy. The 
inclusion of a University hub will allow improved visibility of articulation opportunities 
for learners. The college developments with the UWS, Scottish Agriculture College and 
Open University will move further towards locally delivered degree level provision within 
these specialist areas. The progression of the ALP, HE strategy will ensure that seamless 
articulation is the norm.

Governance 

The colleges are in discussions over the possibility of a joint Learning and Teaching 
Committee which could be charged with planning the curriculum across both colleges.  
This joint committee would ensure that the curriculum in North and East Ayrshire is 
coherent, would reduce overlap and duplication and would deepen the collaboration on 
learning and teaching between the two colleges.

Implications for estates developments

With efficient use of space, the 56,500 WSUMs (see table 3.01) planned activity in 
Kilmarnock will be delivered within the new Campus, accommodated within the floor area 
normally associated with 53,000 WSUMs.

The redevelopment of Kilmarnock’s new Campus, coupled with the estate in Kilwinning, 
will deliver an estate across North and East Ayrshire which will be very efficient in terms 
of space utilisation.
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Conclusion

The plans agreed by the two colleges and the SFC will;

 enable effective curriculum rationalisation, shared use of facilities and joint planning

 reflect demographic trends going forward

 support complementary estates developments at Kilmarnock and Kilwinning, with 
planning for the Kilmarnock Campus on the basis of 53,000 WSUMs and for James 
Watt, Kilwinning on the basis of 56,500 WSUMs

Collaboration and Partnership Working

The new Campus will enhance the opportunities for collaborative initiatives and 
partnership working whilst having a beneficial impact on the regeneration of Kilmarnock. 

Feedback from the public consultation, employer engagement and key stakeholder 
strategic plans has influenced the design brief and key partners have identified the critical 
role the new College will play in the development of knowledge transfer.

Partners from organisations across Ayrshire will provide a range of support services to 
students by using facilities throughout the new Campus, providing interventions and 
developments with College staff to impact on the key indicators of multiple deprivation 
and improve life chances. 

The new College will be a community resource and, as such, partnership and 
collaboration will flourish in a state of the art facility, built to meet the learning and skills 
needs and demands of individual learners, the community, employers and stakeholders.

3.4 Summary
In summary, a new Campus for Kilmarnock College will be a catalyst for significant 
change within Ayrshire delivering;   

 a coherent curriculum provision which will be delivered in partnership to offer seamless 
progression and transition opportunities from Access to HE level in partnership with 
universities

 a coherent curriculum provision which will provide learning and skills for work which 
leads directly to modern apprenticeships, employment and business start-ups

 a coherent curriculum provision which will balance the need to create modern sector 
leading learning spaces within a restricted public purse by efficient use of the estate 
across North and East Ayrshire college campuses

 a coherent curriculum provision within a new College Campus which will enhance the 
positive relationship with learners, employers, the community and key stakeholders to 
support regeneration in East Ayrshire

 a coherent curriculum provision which will be delivered using innovative and diverse 
learning and teaching approaches, supported by multi skilled staff to engage all 
learners 

 a new College Campus will inspire future generations to engage in learning and will 
support the needs of learners throughout life

The College believes that the exemplar design developed throughout the DP2a process 
will be flexible, fit for purpose and enable the College to provide a coherent curriculum 
and excellent learning opportunities in the long term.  
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4.1 Introduction
At DP2 stage the College submitted a design and cost plan based on the delivery of the 
College curriculum with a planned delivery target of 56,000 WSUMs. Following approval 
of the DP2 submission, the SFC worked with the College to establish the future WSUMs 
provision and it was agreed that new College Campus was to be designed on the basis of 
delivering an activity target of 53,000 WSUMs. 

This resulted in a substantial redesign exercise which has now been progressed by the 
College’s design team to Royal Institute of British Architects, (RIBA) Stage D Report. The 
College considers this to be an appropriate stage of design development. 

Within the overall NPD procurement process, which is predicated on a Design, Build, 
Finance and Maintain (DBFM) model, a client developed design is not necessarily 
required. However, the College considers that the development of the design to RIBA 
stage D will reduce design risk, increase market understanding, and allow the College 
to make informed decisions throughout the Competitive Dialogue Phase of the project, 
based on agreed design parameters. The establishment of the exemplar design will also 
contribute to the project programme being achieved and overall Value for Money (VfM).

4.2 Strategic Brief
At the outset of the project, the College developed the Strategic Brief for the project, 
(Appendix B3), which detailed the College’s key aims and aspirations for the project. This 
formed part of the tender documentation issued to the project team which subsequently 
formed the basis of the design development process. 

The key aspirations within the Strategic Brief were:

 Learning spaces to inspire learners 

 Involvement of learners, staff, community and stakeholders in design consultation

 The maintenance of Health and Safety standards throughout the project

 Best VfM as a key issue – the College is committed with achieving best whole life costs 
within this constraint

 The creation of light, comfortable and appropriate accommodation and learning spaces 
conducive to effective learning and teaching and informal learning

 The need to take account of acoustic issues commensurate with the creation of a 
pleasant and effective learning and teaching environment

 The need for robust construction commensurate with its use, whilst seeking to achieve 
the overall objective of providing a pleasant and effective learning environment for both 
learners and staff 

 Provision of optimum flexibility and efficiency in usage

 A new College Campus which represents a modern, exemplar building, with a strong 
identity rooted in Kilmarnock and the surrounding area

 Learning and social spaces which promote collaborative opportunities with key 
stakeholders including UWS, EAC, NHS Ayrshire and Arran, (NHSAA) 

The requirement for flexibility was addressed with the expressed need for a range of 
issues to be accommodated such as;
 the ease with which a building or part of a building/site can be converted to other uses 

economically and with minimum disruption 
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 the versatility of established spaces to meet a variety of College and other uses without 
the need for adaptation

 the ability to zone heating, lighting and access to the areas of the building appropriate to 
their patterns of use

 the ability to relocate, replace, remove or add constructional elements, services or 
finishes economically and with minimum disruption 

In addition, the Strategic Brief made clear the College’s sustainability aspirations by 
requiring that;

 the design must embrace the College’s objectives in respect of sustainability and energy 
efficiency through the design and construction process  

 natural light should be maximised where possible. All glazed areas to habitable rooms 
should have opening windows. Utilisation of natural ventilation wherever possible

 the use of clean water should be minimised and the use of grey water to be maximised 

 wherever possible, products should be recyclable, timber should be from certified and 
renewable resources, paints should be water based and the use of PVC based materials 
should be minimised

 the design of the building must also minimize waste building materials 

 the design should avoid the use of non-renewable natural resources  

 the services’ design should aim to increase energy efficiency throughout the Campus in 
order to reduce pollution and emission of gases

4.3 Schedule of Accommodation
The schedule of accommodation has been substantially amended following the SFC 
and the College agreeing that the new College Campus was to be based on an activity 
level of 53,000 WSUMs within the agreed curriculum structure.  The detailed schedule of 
accommodation forms section 2 of the Stage D Report, (Appendix A1).

The main elements are summarised below from the core schedule. For ease of reference, 
the schedule is divided into net and balance space, net space being the usable area and 
balance space being the circulation space, plant room allowances and space allowances 
for partition walls. 

Net space is arranged in five generic headings, as follows;
1. Net General Teaching Space – non-specialist teaching spaces, such as general 

classrooms and IT rooms. It is assumed that general teaching space will be centrally 
timetabled. This will improve both the frequency of use and the seat utilisation (ie by 
tailoring the space provided to suit the group size)  

2. Net Specialist Teaching Space – specialist areas dedicated to the specialist vocational 
teaching provisions required by the College to service its curriculum needs, ie studio 
spaces, workshops, labs, salons, kitchens, etc 

3. Net Dedicated Learning Space – dedicated learning spaces such as learning resource 
centre, learning cafés, learner services, etc 

4. Net Staff Accommodation – office and ancillary space for both curriculum and service staff
5. Net Other Space – a “catch-all” category that includes space types such as storage, 

meeting rooms, estates and maintenance, sanitary facilities, etc 

The attached schedule of accommodation indicates the following indicative split of space by 
percentage. 
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Summary of Schedule of Accommodation by Space Type

Calculation Method Area Allowance (m2) Percentage of GIA
Net General Teaching Space 970 5.9%
Net Specialist Teaching Space 5,741 34.9%
Net Dedicated Learning Space 687 4.2%
Net Staff Accommodation 1,334 8.1%
Net Other Space 1,144 7.0%
Balance Space 5,621 34.2%
Gross Learning Mall/Social Space Allowance 952 5.7%
Total Campus GIA 16,450 100%

Table 4.01

The table above clearly illustrates that Specialist Teaching Space is the single largest 
space type within the proposed new College. This is normal within a college where 
activity is focused on vocational learning. 

The proposed GFIA of 16,450 m² equates to 3.22 WSUMs/m² can be seen from the table 
below. The 3.22 WSUMs/m² is consistent with the average efficiency for the new Scottish 
Further Education, (FE), estate. 

Please refer to the table below which shows the effect of the reduction in overall Gross 
Internal Floor Area (GIFA).

WSUMs GIFA (m²) Overall Change to Existing Estate (m² )
OBC 53,000 19,640 + 1,717 m²
Existing Estate 53,000 17,923 0
DP2 56,000 17,495 - 425 m² or 2.4%
DP2a 53,000 16,450 - 1, 473m² or 8.2%

Table 4.02

As noted in Section 2.5, the College has undergone a rationalisation of its estate over the 
last two years, increasing the efficiency of the Holehouse Road Campus and reducing the 
overall area of the estate by 1,717 m² (or 8.7%) by withdrawing provision from Cumnock 
Community College and Moffat House at Saltcoats. The move to the new Campus will 
achieve a further reduction of 1,473 m² which represents an reduction in the College 
estate of some 16% overall. 

This rationalisation however, does not address the limitations and short comings of all the 
remaining estate buildings. 

4.4 Site

The proposed site occupies approximately 10.4 acres, (approx. 40,500m²), of land that 
is currently part of the Diageo/Johnnie Walker Bottling Plant to the north of Kilmarnock 
town centre.  The Diageo site itself occupies approximately 23 acres in total.  The bottling 
factory has been operational since the 1950s.  Previous to the opening of the plant, the 
land was partly used as a railway depot with the remainder containing terraced housing.12 

12Phase One Geo-Environmental Desk Study for the Diageo Site: Entec July 2010
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The College Site

The College site forms a triangular portion of land, 
located along the southern boundary of the Diageo 
site.  It is bounded to the east by Hill Street, and 
defined on its northern boundary by Buchanan 
Street. Buchanan Street is currently a private road 
wholly within the Diageo site compound.  

The site lies adjacent to the Kilmarnock Railway 
Station and is within a 5 minute walk of the central 
bus terminus and the main shopping district.  As 
such, it is ideally served by the local public transport infrastructure. One of the national 
Sustrans routes also runs immediately to the north of the site.  

The site is elevated above the town and offers spectacular panoramic views to the south.  
The site itself is relatively flat, with a drop of approximately 1m in ground level from north 
to south.

Site/Ground Conditions 

In order to maximise knowledge of ground conditions, the College and Diageo have jointly 
undertaken a series of investigations across the site outwith the footprints of the existing 
building and details of these are included in the Entec Phase 2, Gas Monitoring Report, 
included as Appendix B6. 

Further investigations will be required following demolitions of the existing buildings, and 
these will be carried out immediately following on from the demolitions to be carried out 
by Diageo.  

AECOM Engineers report on site and ground conditions can be found within Section 4 of 
the Stage D Report and is supported by a the AECOM Desk Study Report (Appendix B5). 
Also attached as Appendix B6 is the Gas Monitoring Report produced by Entec. 

Subsequent to the issue of these reports and based on the preliminary investigations, 
the information contained within the ENTEC report, and on the assumption that the 
uninvestigated parts of the site are similar to those covered by preliminary investigations 
AECOM have confirmed that the £500,000 financial provision included within the total 
project costs is adequate for the likely level of ground contamination on the site. 

4.5 Brief Development 

Objectives	of	the	Briefing	Process

From the outset, the briefing process has sought to form a clear and concise design brief 
which represents in words, diagrams, drawings, sketches and specifications the College’s 
organisational and functional requirements and allows the design team to develop a 
satisfactory design solution within clearly defined procedural, time, quality and financial 
parameters.

The College’s aspirations, developed from the Strategic Brief (Appendix B3), form the 
basis for the detailed design brief. To establish these aspirations at the project’s inception, 
a session was convened where the design team asked a number of key questions of the 
College’s BoM and Senior Management Team, (SMT).  This led to the development, of 
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what the Architect has described as, the College’s ‘Spiritual Brief’ for the project, and it 
is against the broad aspirations captured in this briefing stage that the current proposals 
have been reviewed and assessed.

In summary, the Spiritual Brief aspires to provide a College;

 that is friendly and welcoming. It must be a place that will encourage growth and 
development through learning

 where the student is at the heart

 where both staff and students are encouraged to feel a real sense of ownership, and 
there is a spirit of inclusion and common purpose

 that encourages collaboration between other education providers, industry, employers 
and the community at large

 that provides a progressive and contemporary learning environment, where spaces are 
useful and practical 

 that is flexible in use and readily adaptable

 that is accessible, safe and secure

 that is environmentally sustainable

 has low life cycle and maintenance costs

 is set within a high quality landscape

The strongest themes that emerged from the briefing exercise were the notions of 
welcome, inclusion, friendliness, flexibility of approach and that the College must be at 
the very heart of the Kilmarnock community.  

The College believes that the exemplar design that has been developed to Stage D fulfils 
the goals outlined within this Spiritual Brief.

Having established the broad principles for the development during the concept design 
stages using an outline accommodation schedule and diagrams to show key adjacencies, 
the briefing process was then considered in more detail, leading up to and throughout 
the Stage D Design Development Phase, centred around design team meetings and 
workshops with stakeholders and user groups.

Following the submission of the DP2 Report in February 2011, the brief has been revised 
as the WSUMs to be delivered in the new Campus will be 53,000 WSUMs, as agreed by 
SFC.  The College team has worked closely with the design team to approve revisions 
to the accommodation schedule to reflect the WSUMs reduction and has also reviewed 
the revised schedule with key staff in order to confirm the updates required with the 
departmental split and room types/areas to be provided.  

The key areas of briefed change since DP2 are as follows with all changes reflected in 
the revised accommodation schedule and building plans:

 The nursery has been removed 

 Changes to the curriculum delivery structure with the 14 curriculum delivery areas, 
originally briefed, now being incorporated into five sectors comprising;

 STEM (Science, Technology, Engineering and Motor Vehicle)
 Care, Education and Business Services
 Creative Services
 Learner Enhancement
 Access and Inclusion 
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 Workshop wing length reduced and rearrangement of STEM teaching spaces within. 
Slight increase in STEM teaching area

 Updates to sports facilities: hall, sports pitch, and changing spaces in order to reflect 
latest guidance from meetings with Sports Scotland

 Support for learning classrooms removed

 Production kitchen added

 Public facing hair and beauty spaces reduced in area with a shared reception area. 
One hair and one beauty training salon added upstairs. The main hair and beauty 
teaching spaces have now been moved to level 02

 HIVE rooms have been relocated

 Teaching staff have been allocated space by sector and located throughout the building

 Reduction in general teaching area

4.6 Spaces for Learning 

Strategic View 

In its report on Spaces for Learning12, the SFC recognised that the approaches to learning 
in educational settings were undergoing a period of radical change.  The teacher centred 
‘instruction paradigm’ is being replaced by the student centred ‘learning paradigm’.  

The College has been clear, since the inception of the project, that there is no desire 
to replicate the existing campus.  The new building is viewed as a unique opportunity 
to develop a progressive, friendly and student focused environment that empowers the 
learner and enhances the teaching environment.  The design proposals contained within 
this report seek to describe this aspiration.  

To achieve these goals, it is vital that the new College building supports and encourages 
learning in all its modes, these being

 Learning in real working environments

 Learning by active participation 

 Learning in social spaces

 Learning which encourages reflective learners 

Flexibility is seen as the key to the future success and sustainability of the College estate.  
Consequently, the spaces provided have been designed to allow adaptation and to 
facilitate changing educational practices.   The structure and fabric of the building have 
been designed to facilitate relatively easy reconfiguration and Mechanical and Electrical, 
(MandE), services are likewise capable of easy reconfiguration.  

Spaces must be ‘fit for purpose’, not only in terms of the physical space allowances, 
but also in the environmental conditions created.  Low energy consumption is a core 
requirement of the new College, but not to the detriment of the learning experience.  
Spaces have been designed within set environmental standards, air changes have been 
carefully considered, daylight and acoustic performance has been modelled to ensure 
appropriate conditions and solar heat gain has been assessed to inform the design, to 
prevent the build-up of excess heat.

13‘Spaces for Learning: A Review of Learning Spaces in Further and Higher Education’, Alexi Marmot 
Associates 2006
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Within this transforming environment, curriculum and service staff will remain at the heart 
of the learning community.  They will be the drivers of innovation and change and will 
spend less time in ‘instruction’ and more time engaging in one-to-one and group interaction.  
Technology, used in an appropriate manner, will assist this transformation, and it is envisaged 
that all learning/social space within the campus will be IT enabled or will have WI-FI access.

The Learning Landscape 

The physical composition of the new College has been formed through the combination 
of a large variety of space types, including classrooms, workshops, curriculum resource 
areas, kitchens, salons, staff offices, curriculum resource areas, ancillary areas, (such as 
toilets, changing areas and stores) and plant rooms.  

Around 50% of the development is to be learning or teaching space.  

This space type requires to be further sub-divided and the SFC has identified seven 
generic teaching/learning space types:

 Group teaching/learning

 Simulated environments

 Immersive environments 

 Peer-to-peer and social learning

 Clusters

 Individual learning 

 External spaces

It is considered that six of these seven will be provided in the College’s new campus 
proposal with the exception being the highly specialist “Immersive Environments” category 
found commonly in more specialist learning facilities such as the simulated ship’s bridge 
at Glasgow City College’s Thistle Street Campus. This breadth of learning space provision 
illustrates the progressive nature of the proposal. 

Learning Spaces

As noted above, the College will provide a considerable variety of learning environments.  
These will range from formal classroom spaces to community facing ‘retail’ environments 
and informal study and break-out areas.  There follows a brief synopsis of the range 
of learning spaces within the new campus proposal.  This summary should be read 
in conjunction with the schedule of accommodation contained in the Stage D Report, 
(Appendix A1)

Group Teaching/Learning Spaces

Traditionally, a FE college was almost wholly centred round the provision of classrooms 
in their various guises.  While it is envisaged that classrooms will remain a primary 
component of the proposed College estate, it is also envisaged that their characteristics 
will be different from those found constructed in previous decades.  

The classrooms to be provided at the College will allow flexibility of arrangement, avoid a 
singular focus on a lecturer and encourage closer engagement between student and tutor.  
Classrooms will be generally of a near square plan proportion to facilitate maximum re-
configuration potential.  A range of classroom capacities has been provided to allow close 
alignment between the timetable/student numbers and the classroom sizes in order to 
maximise the opportunity for the College to attain higher seat utilisation, and consequently 
a more efficient estate.
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Technology has been embedded to promote more active learning modes. Audio Visual 
(AV) projection facilities through interactive smart boards and wireless broadband have 
been included in the base-line specification for all classrooms.  

Furniture will be specifically chosen to afford flexibility of arrangement and ease of storage.

Simulated Environments

‘Learning by doing’ takes place in simulated environments where learners can be taught 
safely and prepared for work in the ‘real world’.  The vocational nature of much of the 
College’s curriculum delivery dictates that a diverse range of simulated environments will 
be included within the new campus.  These spaces include:

 Hair salons (including shared reception facilities)

 Beauty salons/therapy spaces (again, including reception facilities)

 Production kitchen and training restaurant

 Student enterprise centre 

 Workshops for a variety of trades and skills (including engineering, motor vehicle, 
painting and decorating, joinery, engineering, electrical installations)

 Sports hall

Again, these spaces have been carefully proportioned to allow flexibility of use.  
Wherever possible, simulated environment spaces have been designed such that they 
are capable of use for other purposes, ie the sports hall has been located and designed 
to accommodate a variety of activities.  The effects that flexibility of use may have on 
final material and system specifications will be considered in detail during the competitive 
dialogue stage. 

Peer-to-peer and Social Learning spaces

Whilst there has always been an element of group learning in FE, this activity has tended 
to be restricted to seminar spaces.  Increasingly, the positive effects of group learning 
have been recognised, and both universities and colleges have made conscious efforts 
to provide more informal gathering places for social learning – but existing estates 
developed primarily to provide formal classroom spaces tend to be ill-suited to the 
provision of such space.  

The new Campus will provide a range of so called ‘Third Places’ – the places between 
home and work.  These will include:

 The Learning Mall incorporating drop-in spaces and a Learning Café

 The Food Mall 

 A series of curriculum resource/break-out zones

 Galleries, walkways and gathering places incorporated in or adjacent to circulation 
spaces

In many ways, these spaces are the ‘glue’ that will bind the learning community together.  
The formation of welcoming, creative spaces is at the heart of the College proposal.  
These spaces reinforce the move away from the traditional, institution model and into a 
more progressive, friendly and stimulating place.  Again, all spaces will be IT enabled.
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Learning Clusters

Learning clusters are groups of spaces designed for different learning modes.  The most 
obvious examples of learning clusters in the new College will be the grouping of Business 
Development spaces adjacent to the multi-purpose classroom at Level 01, and the 
Access and Inclusion area at Level 00.   

Access and Inclusion, in particular, provides a range of teaching and learning spaces 
with different characteristics, including a café servery where students will gain real-life 
experience of work within a retail environment.  The new development will build on the 
considerable successes of the existing Hive facility at the Holehouse Road campus.

Individual Learning

For learning to be effective, there is still a vital role for solo study.  The Learning Resource 
Centre on the ground floor of the College will be the primary focus for individual learning 
activities, with a proportion of the workplaces spaces being designated for quiet study.

External Spaces

Teaching in the outdoors is relatively commonplace in certain cultures, but Scotland’s 
climate presents considerable challenges to delivering formal external teaching and 
learning activities ‘al fresco’.   The College however, delivers a number of specialist 
outdoor courses such as horticulture, forestry and hard landscaping and works closely 
with partners to maximise the use of external space and it is envisaged that the external 
space proposed for around the College will be utilised extensively.    

In the design of the external spaces at the new College, a conscious effort has also been 
made to provide opportunities for more informal outdoor learning.  A mix of hard and soft 
landscape spaces focused on the principal pedestrian approach from the south-west, and 
the plaza space adjacent to the main building entrance will provide attractive, south facing 
external environments.  

Conclusion

It is considered that the proposals are both exciting and practical. The College will be 
flexible in use and will encourage innovative thinking and new working practices.  Much 
work has gone into designing a campus that will be friendly and accessible – the feel of 
the College will be very much learner and community focused. In short, the BoM, SMT 
and stakeholders are convinced that the new College, when realised, will greatly enrich 
the lives of all those who use it and be an inspiring learning environment for generations 
to come.

4.7 Sustainability

Overview

Kilmarnock College recognises the impact on the environment arising from energy 
consumption and waste and is committed to reducing the environmental impact of 
its activities.  Working with the Carbon Trust, the College has developed a Carbon 
Management Plan (Appendix B7), initially for action over the next few years, but also 
looking to the new College Campus where the maximisation of long term sustainability is 
a clearly stated strategic objective.



36

The College also wishes to ensure that staff and students are engaged in the drive to 
improve its environmental performance. 

The Sustainable Development Guidance Document produced in 2008 on behalf of SFC14   
notes that the role of Scotland’s colleges and universities can significantly promote the 
Scottish Government national sustainability agenda.  

The College is committed to promoting sustainable development and carbon reduction 
and this is embedded in the College’s strategic plan.

Sustainability

The College’s sustainability aims and objectives for the new building were clearly laid 
out in the Strategic Brief (Appendix B3) and as referred to in section 4.2. These can be 
summarised as follows: 

 Achievement of a Building Research Establishment Environmental Assessment 
Method, (BREEAM) Excellent rating

 Commitment to the development and deployment of sustainable construction 
methodologies addressing issues such as resource management and use, material 
choice, local sourcing, waste management and construction site management

 In line with the Scottish Government’s commitment to sustainable development, the 
design and construction of the new College will aim to ensure that the proportion of re-
cycled or re-used materials will be at least 10% of the total content of materials

 Commitment to address issues of energy and water usage as part of the agenda for 
sustainable development 

 Consideration to be given to the employment of energy management systems, high 
levels of insulation, janitorial training to save energy and waste and improved durability 
and measures to limit damage by vandals

 The preparation of a Green Travel Plan

 Natural light to be maximised in all areas (apart from stores and stated areas).  All 
glazed areas to habitable rooms should have opening windows. Careful consideration 
has been given to minimizing the ongoing cost/difficulty of window maintenance and 
cleaning. The College wishes to utilise natural ventilation wherever possible

 The College wishes to minimise the use of clean water and maximise the use of grey 
water. The incorporation of a Sustainable Urban Drainage System (SUDS), within the 
design

 The design of the building, the specification and selection of materials to reflect 
environmental awareness and be operationally efficient. Wherever possible, products 
to be recyclable, timber to be from certified and renewable resources, paints to be 
water based and the use of PVC based materials to be minimised

 The design of the building must also address the minimization of waste building 
materials 

 The design to avoid the use of non-renewable natural resources wherever possible to 
help reduce waste pollution and increase recycling 

 The services design to aim to increase energy efficiency throughout the new College 
building in order to reduce pollution and emission of gases, which contributes to global 
warming

14Sustainable Development Guidance for Estate Management March 2008 prepared on behalf of the 
Scottish Funding Council by Thirdwave
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As stated in the Sustainable Development Guidance by Thirdwave, around 30-40% of all 
raw materials consumed in the UK and other developed economies are used in buildings. 
Buildings use 16% of global water withdrawals and 25% of annual global wood harvest 
is used for construction. During the 20th century, chemically based and treated materials 
became widespread in the buildings industry, affecting the health of people, flora and 
fauna. 

It is quite clear, therefore, that a project of the scale of the new Kilmarnock College will 
have an impact on the environment and that all possible measures should be taken to 
reduce, or mitigate this impact. 

BREEAM Overview 

Based on current information, the College’s BREEAM specialist anticipates that all 
mandatory minimum credits required for BREEAM Excellent Rating will be achieved. 

Summary of Pre-Assessment Results 

A preliminary assessment of the environmental performance of the proposals using 
BREEAM Education 2008 criteria has been carried out by the College’s BREEAM 
specialist, in order to guide the design and construction of the project going forward. 

Based on current information, it is estimated that the development could achieve the 
following category scores:

 Management  75%

 Health and Wellbeing  86.67%

 Energy   75%

 Transport  72.73%

 Water   75%

 Materials  46.67%

 Waste   83.33%

 Land Use and Ecology  80%

 Pollution  100%

This results in an estimated overall score of 80.65%, which is well in excess of the 70% 
threshold for achieving an Excellent rating. It should be noted, however, that a critical 
assumption in this estimate is that the building will achieve an Energy Performance 
Certificate (EPC) CO² index score of 28, which is equivalent to a high “B” rating. This 
is currently thought to be achievable. It is acknowledged that the EPC estimate may 
change as more detailed modelling information becomes available throughout the design 
process, but it should be noted that in order to achieve an Excellent rating a minimum 
EPC score of 40 (mid “B” rating) is required. 

Supporting Information

The pre-assessment has been prepared using the following information:

 Design Team Meeting minutes

 BDP Draft Stage D Plans

 KJ Tait Low and Zero Carbon Feasibility Study

 Ongoing Design Team correspondence and discussions 
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Score

Based on the current design intent and the information supplied to the assessor, the 
proposed College building is deemed likely to achieve a BREEAM rating of Excellent with 
a score of 80.65%.

Full details of the BREEAM Pre-assessment Credit Summary is included in the Stage D 
Report and as Appendix B8. 

As the scheme is progressed and designs developed further, the pre-assessment may be 
subject to change and is, therefore, for guidance only at this stage. 

Critical Considerations 

To achieve a BREEAM Excellent Rating, a minimum score of 70% and a number of 
minimum standards must be achieved. It is currently anticipated that these minimum 
requirement will be met. 

In order to achieve a high BREEAM rating it is essential that the low carbon energy 
strategy is addressed at an early stage, and this has now taken place. The current aim 
is to provide 15% of the proposed College’s needs through renewable energy, currently 
proposed by the installation of a 1,440m² Photo Voltaics (PV) array. 

Conclusion

Kilmarnock College is committed to sustainability and carbon reduction and throughout 
the design process has ensured that this has been a fundamental consideration.

It is also clear that sustainability and environmental awareness is an ongoing process and 
the College is committed to carrying these principles through the competitive dialogue 
phase, the construction phase and the operational phase of this project. 



39

5.0 Exemplar Design 

5.1 Exemplar Design Summary ...................................................................40
5.2 Exemplar Design Construction Costs ....................................................42
5.3 Hard FM.................................................................................................43
5.4 Lifecycle Costs ......................................................................................44
5.5 Construction ..........................................................................................45
5.6 Secured by Design ................................................................................46
5.7 Furniture, Fittings and Equipment (FF&E) .............................................46
5.8 Key Performance Indicators ..................................................................47



40

5.1 Exemplar Design Summary  
A full description of the proposed building design can be found in the Stage D Report, which 
also contains supporting diagrams, visualisations, and drawings.

Conceptual Design

As outlined above, the College development is to be welcoming and have a youthful energy.  
Various conceptual approaches were originally investigated by the project team, with strengths 
and weaknesses considered.  As detailed in the DP2, it was unanimously determined that the 
strongest concept was the ‘Crescent’.  The key aspects of this approach are that; 

 the building and site treatments are to focus on the pedestrian approach from the town 
centre to the south-east 

 vehicular access to be from Hill Street via Buchanan Street 

 parking for 300 cars on the west portion of the proposed site to be possible, partially using 
areas of existing hard standing

 a full-sized, all-weather pitch to be located adjacent to the vehicular access point to 
facilitate easy of ‘out-of-hours’ use

 a three to five storey main block to be developed that defines the building entrance and 
contains the majority of retail, social, learning, teaching and staff related spaces.  At the 
heart of this main block lies a multi-use, active mall/court

 a lower scale workshop wing is to be developed to the west of the main block with 
servicing yards located to the north of the building

The building design can be considered as a combination of two related, but differing, elements. 

 The Main Block

 The Workshop Block

The design has been developed in this manner in order to provide accommodation best 
suited to its individual purpose, achieve critical adjacencies and to make best use of the 
available construction budget.  The elements are linked at both ground and first floor levels.

Detailed Proposals

Teaching and Staff Spaces

The teaching and staff work spaces have been designed with a number of key drivers in mind:

 User flexibility – to ensure that rooms/spaces are easily reconfigured as required

 Flexibility of building fabric – the ease by which rooms can be physically altered, ie partitions 
moved, servicing installations reconfigured (ie raised access flooring, lightweight partitioning)

 Appropriate space standards – using published data and benchmarking

 Energy efficiency and user comfort – using passive, user controllable systems such as 
opening windows, creating rooms that are sized to allow natural vent and day lighting

 Robust and low maintenance finishes

 Appropriate acoustic performance

 IT enabled, including wireless coverage

The great majority of the briefed accommodation is housed in linear wings of flexible space, 
with an elevation to the outside wall to allow natural day-lighting and ventilation.  Most 
teaching spaces are located on the northern side of the building to take advantage of diffuse 
northern light and to avoid issues such as excessive solar gain and glare.  
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The Main Block

The Main Block is arranged with the majority of the teaching areas contained within the five 
storeys to the north elevation, with the building height reducing to three storeys to the south 
where the main entrance opens into the central mall. A ‘wrap’ of flexible teaching and staff 
accommodation is configured around the mall with a four badminton court sized sports hall 
accessed off the mall on the first floor.  The hall is located in this position to encourage high 
levels of utilisation and facilitate ease of use for exam purposes, events and exhibitions etc.

The Shopping Mall Theme

The heart of the building is defined by a multi-level entrance foyer/mall space.  It is entered 
from the south through a full height glazed screen that provides views both into the College 
and out across the skyline of Kilmarnock to the hills beyond.  

The space itself will be vibrant and spatially exciting and will be the home for a great variety 
of facilities and activities.  When considering the architectural and spatial language of this 
space, the theme of the shopping mall, with an arrival area defined with active ‘shop fronts’, 
was seen as an appropriate and exciting model which encourages innovation in learning 
and teaching.

Elements of the brief that will contribute to this space include:
 Learner Services
 Health and Wellbeing centre 
 Hair and Beauty Salons
 Training Restaurant
 University Centre
 Student Café 
 IT Helpdesk
 The Food Mall  
 LRC/Curriculum resource/break-out spaces/social learning spaces

Sports Facilities

Kilmarnock College will be the only college in Ayrshire delivering Sport and Fitness and, 
as such, will be seen as a Centre of Excellence. The facilities being provided will include a 
range of specialist sport facilities:
 Four court, multi-purpose sports hall
 Multi purpose fitness space 
 Outdoor full-size, all-weather sports pitch (north of the Main Building) 

Sports changing facilities have been located to service all the areas described above, 
including direct access for the outdoor pitch to allow out-of-hours community use.

External Materials

The choice of external materials for any project is influenced by a number of factors including:
 Client aspiration/spiritual brief
 Cost
 Availability
 Lifespan/warranty/colourfastness
 BREEAM rating
 Ease of maintenance or replacement
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From the outset, the design team have retained the College’s aspirations, particularly in 
relation to the external appearance of the building, that it should be; 

 friendly and welcoming

 a place where learners and staff are encouraged to feel a sense of ownership

 a place that provides inspiring and innovative learning and social spaces 

 environmentally sustainable

 safe and secure

 a building with low life cycle and maintenance costs 

Following a comprehensive material review process with the College, three final material 
presentation boards were produced for appraisal by the College. Subsequently the 
College confirmed approval of zinc standing seam cladding (blue-grey) with a light 
grey polished concrete block at ground floor level. These two main materials will be 
complemented by aluminium framed curtain walling and windows, and an aluminium 
standing seam roof.  Zinc is an aesthetically pleasing material that lends itself well to 
contemporary buildings and, in this case, it is affordable for the workshop elevation as 
well. This will help to ensure that the two main parts of the building are visually unified.

The design team has proposed coloured glass spandrel panels at column locations within 
the ribbon window arrangement. These complement the natural grey of the zinc and 
enhance the contemporary feel of the elevations.

The design team has also specified a small amount of Lochabriggs sandstone on the 
south east corner of the building as a reference to the stone reused in the landscape from 
the old railway pug shed.

A set of drawings are included within the Stage D Report which also describe the 
proposed cleaning strategy for the building. 

Appendix B9 contains a number of Sample Room Data Sheets, Room Layouts and 
Reflected Ceiling Plans and these will be developed post DP2a, for the procurement 
stage of the process.  

5.2 Exemplar Design Construction Costs  
The project team has undertaken an estimate of the construction costs for the new 
College based on the design information produced by BDP, AECOM and KJ Tait.

The cost plan totals £49,969,609. The detailed Construction Cost Plan is included as 
Appendix B10.  

Please note that the costs detailed in this section represent an estimate of only the NPD 
element of total project costs.  Please refer to section 6.0 of this document which details 
the total project cost, which include both NPD and non NPD funded elements.

Benchmarking 

The following graph benchmarks the Kilmarnock College project against 41 other FE 
colleges.  For reasons of commercial confidentiality it is not possible to name the colleges 
included in the benchmark; however, they have been built in Scotland, and elsewhere 
in the United Kingdom.  All benchmark costs have been adjusted for time and location 
factors to allow an accurate comparison to be made. 
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Figure 5.01 - Kilmarnock College shown in green

Kilmarnock College (shown in green) is at the middle to lower end of the benchmark range.  

5.3 Hard FM 

Service Proposals 

The College is currently working with the SFT, reviewing the Standard Form Project 
Agreement (NPD model). Schedule 12 of the agreement details the Service Level 
Specifications that will be used for this project. This has been used to develop an 
understanding of the Special Project Vehicle’s (SPV) responsibilities in respect of Hard FM. 

Hard FM Scoping

Hard FM services to be delivered by the SPV will include planned and reactive 
maintenance of the building fabric, mechanical and electrical components of the new 
facilities, supported through a helpdesk provision, and a robust management regime. The 
exception to this will be the Portable Appliance Testing, (PAT), which will be undertaken by 
the College. These FM services are typically known as Hard FM services. 

The remaining FM services, typically referred to as Soft FM services, will be retained by 
Kilmarnock College. This will include cleaning and other associated services, (routine 
cleaning, reactive cleaning, periodic cleaning, window cleaning, feminine hygiene, pest 
control, etc), caretaking services, physical security services and catering and grounds 
maintenance (Soft and Hard Landscaping).

A delivery strategy which be developed which will ensure that the SPV can meet as a 
minimum the service level specification. This includes response and rectification periods 
that will be detailed within the Standard Form Project Agreement.

Based on the scope of Hard FM services described above, the project team have 
developed benchmark costs for the delivery of these services by the SPV based on 
experience of comparable education projects.

It is an industry standard comparator for the purpose of benchmarking to express FM costs 
as a cost per m², against the GIFA of the building per annum (£/m²/pa). The range of Hard 
FM costs for the College are detailed below, along with the benchmark comparator for 
similar education facilities delivered under PPP style contracts.

FM Services GIFA Benchmark Comparator (£/m²/pa) Expected Annual Cost
Hard FM 16,450 m² £11 - £15 £180,950 - £246,750

Table 5.01

* Hard FM costs are base date Q3 2011 and net of VAT and Inflation
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The benchmark comparator established a Hard FM range of £/ m²/per annum of between 
£11 and £15. 

The College, for the purpose of calculating an indicative Year 1 Unitary Charge (UC) has 
used £14/m² at Q3 2011 which equates to £230,300 per annum (exclusive of VAT) and 
indexation to Q3 2014.

The SFT have advised that  indexation of 2.5% per annum should be used to calculate 
the expected level of Hard FM within the UC at Q3 2014. With indexation and VAT the 
total expected Hard FM cost within the UC is £305,050

For completeness:

 The minimum estimated Hard FM costs per annum based on £11/m² at Q3 2011 
equates to £180,950 per annum (exclusive of VAT). With VAT and indexation applied to 
Q3 2014 the minimum expected level of Hard FM within the UC is £239,681

 The maximum estimated Hard FM costs per annum based on £15/m² at Q3 2011 
equates to £246,750 per annum (exclusive of VAT). With VAT and indexation applied to 
Q3 2014 the maximum expected level of Hard FM within the UC is £326,838

Therefore, the College for the purpose of estimating an indicative UC for hard FM has 
taken 93% of the maximum expected cost per annum for Hard FM.

This is noted further in section 6.0 of this document.

5.4 Lifecycle Costs 

Lifecycle Scoping

The core aim of the lifecycle fund is to ensure works are undertaken at an appropriate 
time to ensure that the facility remains in a condition which is consistent with the Service 
Quality Standards which are defined within the Standard Form Project Agreement. 

The project team in completing their analysis of lifecycle requirements has removed the 
SFT’s proposed exclusions from the SPV’s lifecycle responsibilities. These exclusions 
relate specifically to wall coverings, floor coverings and ceiling finishes, on the basis that 
these items will remain the responsibility of Kilmarnock College.  

The College will, post DP2a, continue to discuss with the SFT and SFC, the Standard 
Form Project Agreement, including the exclusions noted before. At a later stage in the 
Project there is a requirement to agree the contractual periods for the redecoration and 
replacement cycles.

In respect of lifecycle costing, a project specific lifecycle model has been developed, 
based on the exemplar design and the information contained in both the Stage D report 
and Construction Cost Plan. The lifecycle model considers on an item/component basis, 
the expected life, and the costs associated with, the replacement of the item/component, 
including any applicable on-costs, eg disposal, BWIC, etc.

Following advice from the SFT, lifecycle costs have been developed to address a contract 
period of 25 years from practical completion.

It is an industry standard comparator, for the purpose of benchmarking, to express 
lifecycle costs as a cost per m² against the GIFA of the building, per annum (£/m²/pa). 
The lifecycle costs for the facilities in scope are detailed below, along with the benchmark 
comparator for similar education facilities delivered under PPP style contracts.
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Facility GIFA Concession 
Period 
(Years)

Total 
Lifecycle 
costs15  

Cost per 
m² per 
annum

Benchmark 
Comparator 
(£/m²/pa)16  

Kilmarnock College 16,450 25 £5,714,027 £13.89 £11 - £15

Table 5.02

The benchmark comparator for expected lifecycle costs established a range of £/m²/per 
annum of between £11 and £15. 

The College for the purpose of calculating an indicative Year 1 UC has used 
approximately £13.89/m² at Q3 2011 which equates to £228,561 per annum exclusive of 
VAT and indexation to Q3 2014.

The SFT have advised that indexation of 2.5% per annum should be used to calculate the 
expected level of lifecycle costs within the UC at Q3 2014. With indexation and VAT the 
total expected lifecycle cost is £302,746.

For completeness:

 The minimum estimated lifecycle costs per annum based on £11/m² at Q3 2011 
equates to £180,950 per annum (exclusive of VAT). With VAT and indexation applied to 
Q3 2014 the minimum expected level of lifecycle costs within the UC is  £239,681

 The maximum estimated lifecycle costs per annum based on £15/m² at Q3 2011 
equates to £246,750 per annum (exclusive of VAT). With VAT and indexation applied to 
Q3 2014 the maximum expected level of  lifecycle costs within the UC is  £326,838

Therefore, the College for the purposes of estimating an indicative Year 1 UC has taken 
92.6% of the maximum expected cost per annum for lifecycle costs.

This is noted further in section 6.0 of this document.

The detailed lifecycle model is attached as Appendix B11.

5.5 Construction
A full outline specification, description and drawings of the proposed structure and fabric 
of Kilmarnock College is provided within the Stage D Report. 

The structure for the new College is proposed to be a steel frame building with floor 
structure formed by a lightweight composite deck construction and precast concrete 
stairs. Foundations will be piled. Floors will generally be raised access type to allow the 
installation of electric and data services below the finished floor.

Externally it is proposed to clad the building in blue grey standing seam zinc (above 
ground floor level) with a robust polished block façade at ground floor level with inset 
windows/curtain walling as shown in the Stage D Report. The roof will generally be clad 
with an aluminium standing seam system. 

Windows, generally, will be composite timber/aluminium with opening lights and coloured 
spandrel panels in line with the architect’s elevation drawings within the Stage D Report. 
The main entrance elevation will be a curtain wall system using a combination of capped 
and silicone jointing.

15Lifecycle costs are base date Q3 2011 and net of VAT and Inflation
16Benchmark range based on SSSC PPP Contract benchmark cost less £3 m²/pa for exclusion of wall, 
floor and ceiling finishes.
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5.6 Secured by Design
The College has now met on a number of occasions with the local Police Architectural 
Liaison Officer, (ALO), during the development of the Stage D proposals to ensure that 
the design is developed in line with the requirements of Secured by Design.

The initial meeting identified a number of considerations to be included in the developing 
design, summarised as:  

 Ensure detailing of windows and doors at ground floor level are in accordance with 
‘Secured by Design’ principles

 Wherever possible, design out potential ‘hiding’ areas and unsupervised ‘in-shots’ such 
as originally planned for the secondary entrance from the delivery yard

 Ensure no low roof overhangs or fences immediately adjacent to roofs or any other 
climbing opportunities in order to minimise possible access on to roofs

 Provide sufficient external lighting to allow clear CCTV images

 Include sufficient CCTV coverage to be able to view the whole building

 External landscaping to maintain lines of sight, wherever possible, e.g. shrubbery/
bushes to be kept low, (no higher than 1 metre), and trees to be trimmed up to 2.5 
metres to maintain clear lines of sight

These general areas were addressed and incorporated into the developing design and 
drawings were then forwarded to the ALO. 

The Secured by Design report on the DP2 Design has now been received, (Appendix 
B12), and the comments contained therein have been generally incorporated into the 
developed Stage D Design. However, there are some areas which will require further 
discussion and resolution during the competitive dialogue process, mainly in respect of 
physical perimeter security. 

The project has now been formally logged with Strathclyde Police under reference 
number SBD054:11.

5.7 Furniture, Fittings and Equipment (FF&E)

Background

The overall allowance for FF&E included within this DP2a submission is £3,290,000 
calculated as 16,450m² @ £200/m², excluding VAT or 8.13% of the construction cost, 
contingency and inflation which total £40,434,768. This allowance is consistent with the 
DP2 submission. 

The funding and procurement strategy for FF&E noted in this section has been informed 
by the SFT’s guidance document17.  

The allowance for FF&E within the overall project costs has been split between the £50 
million NPD budget and Other Project Costs which require gap funding to be made 
available. 

17Equipment in Revenue Financed Buildings. (SFT)



47

NPD Budget 
£50 million

Other Project Costs 
outwith NPD Scope 
(GAP FUNDING)

Total 
Project 
Costs

FF&E Allowance (excluding VAT) £1,206,573 
(40%)

£1,809,427 
(60%)

£3,016,000 
(100%)

Group 1 FF&E included within 
Construction Cost Plan

£274,000 
(100%)

£0 
(0%)

£274,000 
(0%)

Total £1,480,573 
45%

£1,809,427 
55%

£3,290,000 
100%

Table 5.03

Allowance of £200/m² 
The FF&E allowance has been benchmarked against live cost data for a recently completed 
FE college in Scotland. The FF&E procurement on this project is virtually completed and 
equates to a current cost of £198.11/m².  When inflation at 4.34% is added to the FF&E costs 
for the analysed project referred to above, the outturn rate is £206.71.

The proposed rate of £200/m² for FF&E for the new Kilmarnock College is slightly less than 
the benchmarked cost data of £206.71/m² and reflects anticipated economies of scale. At 
this stage in the project development, equipment has been scheduled in broad categories 
as agreed with SFC/SFT. As such, the £200/m2 allowance is deemed to be adequate and 
robust, based on the benchmarking undertaken by the project team.

Split of FF&E
The 45%/55% split has been tested by analysing FF&E expenditure on the benchmarked 
college into the three categories of ‘In NPD/Design, Build, Finance and Manage (DBFM)’, ‘Grey 
- Project Specific,’ and ‘Out – Public Capital’, contained within the SFT’s guidance document. 

The findings of this analysis are:
 37% of FF&E Expenditure falls within the ‘In NPD/DBFM’ category
 7% of FF&E Expenditure falls within the ‘Grey - Project Specific’ category
 44% is considered to be NPD eligible based on the overall analysis 
 56% of FF&E Expenditure falls within the ‘Out – Public Capital’ category

For the purposes of this DP2a submission the College has made the assumption that 45% 
of the FF&E budget is deemed to be in the ‘In NPD/DBFM’ category and the remaining 55% 
of the FF&E budget is deemed to be in the ‘Out – Public Capital’ category. This also reflects 
that the Kilmarnock College project is a larger overall project than the benchmark.

Further details in respect of the split of FF&E are included in Appendix B13.  

5.8 Key Performance Indicators 
The College has developed estimated Hard FM and lifecycle costs for incorporation into 
the Treasury model to calculate an indicative UC.  The Key Performance Indicators (KPIs), 
when developed, will be aligned with the Service Level Specification including the Response 
and Rectification periods detailed within Standard Form Project Agreement. In addition, VfM 
considerations within the PPP model will be further assessed. 

At this point, the SFT is working with the three colleges progressing through the NPD route 
to further develop and finalise the Standard Form Project Agreement (NPD model) Schedule 
Part 12 Section 1 Service Level specification.  The identification of specific KPIs will be the 
subject of a joint working group by the three colleges post DP2a. 
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6.1 Introduction
The Scottish Budget presented on 17 November 2010 stated that the three new build college 
projects, Kilmarnock, Inverness and Glasgow, would be delivered under the NPD model 
which is a derivative of PPP/PFI revenue funded initiatives. Previous to this, the intention 
had been to build the new Kilmarnock College under a design and build capital procurement 
model which would be funded by a combination of SFC capital grant and loan financing.

6.2 Scottish Futures Trust/Scottish Funding Council
The College has been working with both the SFT and SFC to progress its business case to 
the next stage (DP2a) since March 2011. 

The role of the SFT has been to support and advise the College during the completion of 
this staged submission. The College has also worked closely with the SFC to ensure that 
this submission meets their requirements.

6.3	 Non	Profit	Distribution	Model	(NPD)
As stated above, the NPD model is a derivative of PPP/PFI.  The following diagram 
presents a high level overview of the structure of an NPD project.18  

Figure 6.01

High Level NPD Parameters
 The College’s BoM is the Client 

 The contract would normally be a DBFM contract for a period of 25-30 years with the 
College requirements being developed through an output specification with little or no 
client design work being undertaken. (Kilmarnock College have developed a reference 
design to RIBA Stage D)

 The procurement route for the project post DP2a will be through a competitive dialogue 
process with a number of bidders. It is anticipated that detailed discussions will be 
conducted with a maximum of three bidders who will be shortlisted from a prior pre-
qualification stage

18Scottish Futures Trust NPD Model Explanatory Note (Published July 2011)
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 The competitive dialogue process will establish a preferred supplier- normally a 
consortium of companies who have formed a Special Purpose Vehicle (SPV) to bid for 
this project 

 The College will have an exclusive right to occupy the building for a period which is 
currently estimated to be 25 years.  After this period the building will revert back to the 
College for nil additional cost

 Under the NPD model there is no requirement or intention to include Soft FM services 
such as cleaning or catering functions

 A fixed amount referred to as the UC will be paid on a monthly basis to the SPV for the 
contract period which is currently estimated to be 25 years with an agreed allowance 
each year for inflation

6.4 NPD Budget Capped at £50 million
The College has been allocated a NPD budget capped at £50 million for eligible costs.  
However, the NPD budget alone will not fully fund the total project costs required. In order 
to meet the full costs of the project, additional funding requires to be made available by 
either the SFC or Scottish Government.

6.5 NPD Model Scope - Eligible and Ineligible Project Costs 
The NPD model includes certain project costs which are eligible to be included within the 
£50 million budget eg construction costs.

A number of other project costs are deemed ineligible eg College development costs such 
as the costs for technical, legal and financial advisers. The following table provides more 
detail and is derived from information provided to the College by the SFT.

New Build College Stage - Business Case Development, Procurement and 
Construction Stage

Within NPD 
Scope and 
UC Funded 
by Scottish 
Government

Within NPD 
Scope and 
UC Funded 
by College

Outwith NPD 
Scope and UC 
Funded by SFC 
or Scottish 
Government 
(GAP FUNDING)

Land - Purchase of Site Costs 100%
Construction Costs 100%
PRIVATE SECTOR - Project 
Development Costs

100%

Financing Costs - Interest 100%
Financing Costs - Fees 100%
SPV Costs-Costs in Construction Phase 100%
SPV Costs-Costs in Operational Phase 100%
Furniture Fittings and Equipment-NPD 
Eligible

100%

Furniture Fittings and Equipment-NPD 
Ineligible

100%

Table 6.01



51

Within NPD 
Scope and 
UC Funded 
by Scottish 
Government

Within NPD 
Scope and 
UC Funded 
by College

Outwith NPD 
Scope and UC 
Funded by SFC 
or Scottish 
Government 
(GAP FUNDING)

Equipment- IT and “Specialist 
Equipment”-NPD Eligible 

100%

Equipment- IT and “Specialist 
Equipment”-NPD Ineligible 

100%

COLLEGE - Project Development Costs: 
Legal, Financial and Technical Advisors

100%

COLLEGE - Internal Project 
Development Costs (In-House College 
Team including Support from East 
Ayrshire Council)

100%

Migration Costs 100%
Abnormal Site Ground Conditions e.g. 
Remediation 

100%

Table 6.02

New Build College - Operational Contract Stage

Within NPD 
Scope and 
UC Funded 
by Scottish 
Government

Within NPD 
Scope and 
UC Funded 
by College

Outwith NPD 
Scope and UC 
Funded by SFC 
or Scottish 
Government 
(GAP FUNDING)

Lifecycle Maintenance 50% 50%
Hard Facilities Management (Hard FM) 100%
Insurance Pass through charge  100%
Utilities 100%
Soft FM 100%

Table 6.03

6.6 Unitary Charge (UC) Payment to the SPV 
The UC payment will be funded by both the Scottish Government and the College.

The UC includes payment for the all costs within the NPD project scope ie the middle two 
columns in the two tables above. 

In summary these include:

 Estates Development (capital construction costs, private sector project development 
costs, financing costs and SPV costs during construction and operation) - 100% 
Funded by the Scottish Government

 Lifecycle Costs (replacement of life-expired components of the building fabric and 
infrastructure) - 50% funded by the Scottish Government and 50% funded by 
Kilmarnock College.

 Hard FM Costs (comprising base building management and maintenance) - 100% 
funded by Kilmarnock College 
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6.7 Current Position – Funding of Lifecycle and Hard FM Costs
At present, the College utilises SFC recurrent capital grant to fully fund lifecycle costs. The 
majority of Hard FM costs are funded by revenue grant received from the SFC as well as 
other sources of revenue income. However, some aspects of a Hard FM scope could be 
funded by SFC capital recurrent grant due to the grant conditions being amenable to this. 

For the purposes of the DP2a submission, and based on SFC guidance received, the 
College has assumed the continuation of recurrent capital grant without any indexation for 
the contract period. This assumption has been incorporated within the College affordability 
analysis and in terms of lifecycle costs the capital grant used firstly fund the estimated 
50% annual lifecycle costs element of the UC.

For prudence, the level of capital grant assumed for 2012/13 and beyond, has been 
reduced by 7.5% or £32,000 to £398,000 (2011/12 £430,000)

6.8 Total Project Costs 

(1) Business Case Development, Procurement and Construction Stage

NPD Budget 
£50 Million

Other Project 
Costs out 
with NPD 
Scope (GAP 
FUNDING)

Total Project 
Costs

(A) Land Acquisition* £0 £0 £0
(A) Abnormal Site Costs* (Estimate) £0 £500,000 £500,000
(B) Construction Costs £36,907,516 £0 £36,907,516
(C) Construction Contingency £1,845,376 £0 £1,845,376
(D) Construction Inflation £1,681,876 £0 £1,681,876
(E) Furniture, Fittings and Equipment 

Allowance
£1,206,573 £1,809,427 £3,016,000

(F) Client Development Costs-Technical 
Advisor

£0 £473,307 £473,307

(G) Client Development Costs-Legal 
Advisor

£0 £98,820 £98,820

(H) Client Development Costs-Financial 
Advisor

£0 £149,460 £149,460

(I) Migration Costs (Estimate) £0 £250,000 £250,000
(J) Client Contingency £0 £250,000 £250,000
(K) 
i

Client Development Costs- Internal 
Project Team-EAC

£0 £103,040 £103,040

Sub-Total £41,641,341 £3,634,054 £45,275,395
(K) 
ii

Client Development Costs- Internal 
Project Team-KC

£0 £580,769 £580,769

Total Costs Exclusive of VAT £41,641,341 £4,214,824 £45,856,165
VAT £8,328,268 £726,811 £9,055,079
Total Costs Inclusive of VAT £49,969,609 £4,941,635 £54,911,244

(L) Grant Received from SFC £0 -£100,000 -£100,000
(M) Project Sunk Costs (DP2) including 

VAT
£0 £817,033 £817,033

Total Costs Inclusive of VAT £49,969,609 £5,658,668 £55,628,277

Table 6.04 



53

A project cash flow detailing the timing of the other project costs outwith NPD scope 
requiring gap funding is included as Appendix C1. 

(2) Sales Proceeds/Estates Rationalisation Costs

NPD Budget 
£50 Million

Other Project Costs out with 
NPD Scope (GAP FUNDING)

Total Project 
Costs

(N) Expected Sales 
Proceeds from 
Disposal of Current 
Estate 

£0 £2,050,000 £2,050,000 

(N) Townholm Lease 
Exit Costs

£0 £750,000 £750,000 

Net Total Income £0 £1,300,000 £1,300,000 

Table 6.05

(A) Land Acquisition/Abnormal Site Costs

Diageo have ‘gifted’ 10 acres of land at Hill Street for a nominal fee of £1. The current 
Heads of Terms agreement makes provision for a clear site and not a clean site. As 
such, the College’s DP2a submission makes an estimate of potential additional costs 
which may relate to abnormal ground conditions, including remediation. The College has 
undertaken site investigations in conjunction with Diageo. These have been limited due to 
current site restrictions. As such a provision of £500,000 (exclusive of VAT) (£50,000 per 
acre) has been provided in the other project costs section.  

(B) Construction Costs

Davis Langdon have undertaken an estimate of the construction costs for the new 
Kilmarnock College development based on the design information produced by BDP, 
AECOM and KJ Tait.

The cost plan totals £36,907,516 for construction costs, excluding allowances for 
construction contingency, construction inflation, and VAT.  

(C) Construction Contingency 

The College has discussed the inclusion of a construction contingency allowance within 
the overall project costs with both the SFC and SFT. Both organisations have confirmed 
that this is a prudent approach at DP2a. The College accepts that the exemplar design 
developed will be subject to change, post DP2a, as bidders will propose other solutions 
during the competitive dialogue stage.

The construction contingency allowance of £1,845,376 (exclusive of VAT) has been 
expressed as a percentage of the estimated construction costs of £36,907,516. The 
percentage applied under this cost heading is 5%. 

In a traditionally procured design and build project Davis Langdon have advised that they 
would normally expect the contingency allowance at RIBA Stage D to be between 5% 
and 7.5%.  However, as the project is being procured using a NPD model, the successful 
contractor will have far greater control over design development than would otherwise be 
the case. Therefore, an allowance of 5% has been included by Davis Langdon and this 
is believed to be sufficient to cover project unknowns, based on the current information 
available.
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(D)	Construction	Inflation

The College has discussed in detail the treatment of construction Inflation within overall 
project costs with both the SFC and SFT. The advice is to include an allowance for 
construction inflation to the mid-point of the expected construction programme ie Q3 
2013. 

The SFT has confirmed that the Scottish Government will use the BCIS database for 
their inflation projections for all NPD projects. The BCIS index is predicting an inflation 
allowance of 10.29% at the construction mid-point. The BCIS data provides an average 
for the whole of the United Kingdom, including London and the south east of England. 

This was considered by Davis Langdon to be excessive for the Scottish market and that 
a local index should be used instead to better reflect construction inflation. This has been 
agreed with the SFT and SFC.

The construction inflation percentage assessed by Davis Langdon within the cost plan is 
4.34% and is based on the average inflation projections of the top five quantity surveying 
practices in Scotland to Q3 2013. This equates to £1,681,876 (exclusive of VAT).

It should be noted that any construction inflation estimate requires to be treated with 
caution, given the current economic environment.  To mitigate the risk of deviation from 
the inflation estimate, regular assessments of the construction market will be made to test 
the robustness of the inflation sum. 

Construction	Inflation-Indexation	Risk			
 Scottish Government- Inflation Risk

The £50 million NPD budget cap will only be increased if the BCIS index at the point of 
tender return is above the projected BCIS index for that time period ie above 10.29%

 College – Inflation Risk 

The College requires to deliver the construction project within the £50 million NPD budget 
cap if the BCIS index is less than 10.29%. Therefore, the inflation risk for the College is 
one element within the overall tendered price.

The College will require to work with bidders throughout the competitive dialogue process 
to ensure that the tender returns are within the £50 million NPD budget cap. Beyond that 
point, should tender returns be in excess of the £50 million cap, the College will require 
to work with the successful bidder, post tender, to value engineer savings to meet the 
budget set.

(E) Furniture, Fittings and Equipment (FF&E) Allowance

This section is a summary of the treatment of FF&E within the overall project costs. 

Within the £50 million NPD Budget

Within the £50 million NPD budget, the College has identified £ 1,206,573 (exclusive of 
VAT) of Furniture, Fittings and Equipment (FF&E) to be included. In general terms, the 
College has used the guiding principle that equipment should be included within a NPD 
contract where it can be provided, maintained and life cycle replaced by the SPV, without 
diminishing overall VfM. 

The College would expect post DP2a, and, in particular, through the competitive dialogue 
process, to work with bidders to assess this area in significantly more detail.
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FF&E Outwith the £50 million Budget 

The College’s technical advisers have benchmarked equipment requirements from 
other recent college new build projects as a reference point. Based on this analysis, the 
College has identified a further requirement for FF&E of £1,809,427 (exclusive of VAT)

The College has a central asset register which is regularly updated and reviewed. The 
College will, however, undertake a separate internal exercise post DP2a to assess 
both the current and expected condition of its existing FF&E with the intention of using/
transferring as much as possible of its existing ‘fit for purpose’ FF&E to the new College 
to reduce this cost requirement. This exercise will contribute to ensuring overall value for 
money is achieved.

(F) Client Development Costs-Technical Adviser

The College has appointed Davis Langdon as technical advisers for this project. Davis 
Langdon are very experienced in this area and will ensure that the College has access 
to a high level of technical advice, guidance and support throughout each project stage. 
Davis Langdon, by way of sub-contractor appointments, will retain specialist input to the 
project eg architectural, mechanical and electrical, and engineering input which can be 
utilised during the various stages of the NPD project.

The appointment includes break points at each of the agreed decision point stages. In 
terms of fees, the following table details the staged appointment.

Stage Total (Excluding  VAT)
DP2a £47,643
DP3 £167,554
DP3a £107,268
DP3b £60,838
Financial Close £90,004
Total £473,307

Table 6.06 

The overall fee is £473,307 (exclusive of VAT).

(G) Client Development Costs - Legal Adviser

The College appointed MacRoberts LLP as legal advisers for this project to DP2a. 
MacRoberts are very experienced in this area and ensured that the College had access 
to a high level of legal advice, guidance and support throughout DP2a.

Due to the change to a revenue funded model, the legal input required beyond DP2a 
changed substantially from the original appointment. The College, following advice, 
conducted a competitive tendering exercise for legal services beyond DP2a.

Shepherd and Wedderburn have been appointed following the competitive tendering 
process. Shepherd and Wedderburn are very experienced in this area and will ensure 
that the College has access to a high level of legal advice, guidance and support 
throughout the remainder of the project stages.

The appointment includes break points at each of the agreed decision point stages. In 
terms of fees the following table details the staged appointment.
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Stage Total (Excluding VAT)
DP2A-MacRoberts £15,000
DP3-Shepherd and Wedderburn £4,830
DP3A-Shepherd and Wedderburn £41,040
DP3B-Shepherd and Wedderburn £15,300
Financial Close-Shepherd and Wedderburn £22,650
Total £98,820

Table 6.07 

The overall fee is £98,820 (exclusive of VAT).

(H) Client Development Costs - Financial Adviser

The College has appointed PricewaterhouseCoopers LLP (PWC) as financial advisers for 
this project initially to DP3a due to their engagement through the Office of Government 
Commerce (OGC) using Buying Solutions Framework RM 353 which expires post DP3a 
submission. The College would expect to extend this appointment to financial close once 
the OGC framework RM 353, or successor framework, has been updated for a longer 
contracting period.

PWC are very experienced in this area and will ensure that the College has access to a 
high level of financial advice, guidance and support throughout each project stage.

All College adviser appointments include break points at each of the agreed decision 
point stages. In terms of fees the following table details the staged appointment.

Stage Total (Excluding VAT)
DP2A £20,690
DP3 £25,230
DP3A £49,900
DP3B * £39,980
Financial Close * £13,660
Total £149,460

Table 6.08

*PWC figures - not yet agreed but noted for completeness. 

(I) Migration Costs (Estimate)

The College has estimated that the costs relating to the migration from the existing 
campuses to the new Campus in Hill Street would be in the region of £250,000 (exclusive 
of VAT).

(J) Client Contingency

After discussions with the team of advisers, the College considers it prudent to retain a 
client contingency fund to meet unforeseen/unexpected costs. Given the nature of this 
category, it has been assessed that an amount of £250,000 (exclusive of VAT) should be 
included within overall project costs. 

(K) Client Development Costs - Internal Project Team

An adequately resourced and experienced internal College project team is a key 
requirement to ensure the successful delivery of a NPD project. 
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The College has taken the advice received from both the SFT and SFC.  The College 
will require significant dedicated staffing resources post DP2a. The College internal 
team will comprise Robin Andrews (Project Sponsor) on a full time basis and Michael 
Breen (Director of Finance) on a part-time basis. The College also proposes to appoint a 
full time project officer with both technical and administrative skills. Support will also be 
provided, as appropriate, by the Principal and the other members of the College SMT. 
The SMT have reviewed current responsibilities to allow both the staff noted above more 
dedicated time. 

In addition, the College internal team will be supported by EAC’s Head of Resources who 
has recent experience within EAC’s schools’ PPP project and has practical and expert 
knowledge of the competitive dialogue procurement process. Further, the College will 
have access to other specialist EAC staff eg technical staff who have been involved in the 
schools’ PPP project.

Kilmarnock College

Stages Total (No  VAT)
All Stages £580,769

EAC Support

Stages Total (Excluding VAT)
All Stages £103,040

Table 6.09 

(L) Grant Received from SFC 

The College received an offer of grant, dated 25 March 2011, for £100,000 to support the 
development of our DP2a submission. 

(M) Project Sunk Costs (DP2 in March 2011)

For completeness, the College has identified, within the overall project, the costs of 
developing and submitting the DP2 to the Investment Committee of the SFC in March 
2011. The College’s BoM took a decision to fund the FBC at their risk. However, this 
was on the basis that should the DP2 be approved these costs would be included within 
overall project funding going forward and, therefore, repaid to the College.  

(N) Expected Sales Proceeds/Estates Rationalisation Costs

Sales Proceeds

The College is awaiting guidance on the treatment of the sales proceeds from the existing 
estate in the NPD process.

The College FBC submission to the SFC in March 2011 detailed the site disposal strategy 
(Section 13). This still remains the current assessment and the following is an extract 
from the FBC.
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“This Full Business Case (DP2) includes for a total land receipt of £2,550.000 broken 
down as follows:  

  Holehouse Road Campus - £2,250,000 with the receipt likely to be achieved in 2016. 

  Craig Campus - £250,000.00 with the receipt likely to be achieved in 2016. 

  Nursery, 36A Holehouse Road - £50,000 with the receipt likely to be achieved in 2011.”

It should be noted that the above receipts do not take account of demolition costs to clear 
the main site at Holehouse Road. These are currently estimated to be £500,000.  Total 
net sales receipts, therefore, are estimated at £2,050,000.

Estates Rationalisation Costs

The College is subject to a long term lease on its Townholm facility. This facility is not fit 
for purpose. The lease makes no provision for break points. The College has discussed 
the early termination of the lease but the landlords have indicated that they do not wish to 
terminate the lease. The lease end date is November 2021. 

Townholm at present delivers the College’s Sports and Fitness provision as well as some 
of the Land and Construction courses. These Curriculum areas will be relocated to the 
new campus in Hill Street in 2015. At present, therefore, it is estimated that a cost of circa 
£750,000 would be payable to break the lease in 2015.  

6.9  Lifecycle Costs
Under the current SFC funding methodology, lifecycle costs are funded from SFC 
recurrent capital grant to ensure lifecycle costs identified and included within the UC for 
the new College is key element of the overall financial affordability during the operational 
contract period.

As part of the NPD model, lifecycle costs are scoped with the SPV during the later stages 
of the procurement process. The lifecycle costs are agreed at Day 1 for the contract 
period and included in the UC payment. 

Lifecycle costs identified are included separately within the UC and are 50% funded by 
the Scottish Government and 50% funded by Kilmarnock College.

As stated above, the College has developed an exemplar design to Stage D. Davis 
Langdon have undertaken a comprehensive exercise based on the exemplar design to 
establish expected lifecycle costs for the full contract period of 25 years. 

6.10 Hard FM Costs
Under the current SFC funding methodology, Hard FM costs are funded from revenue 
income and where allowable SFC recurrent capital grant.

Again, the level of Hard FM costs identified and included within the UC for the new 
College is a key element of the overall financial affordability during the operational 
contract period.

As part of the NPD model, Hard FM costs are scoped with the SPV during the competitive 
dialogue process. The Hard FM costs are agreed at Day 1 for the contract period and 
included in the UC payment. 

Hard FM costs identified are included separately within the UC and are 100% funded by 
Kilmarnock College. 
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As stated above, the College has developed an exemplar design to RIBA Stage D. 
Davis Langdon have undertaken an  exercise based on the exemplar design to establish 
expected Hard FM costs for the full contract period of 25 years. Hard FM costs have been 
estimated to allow the calculation of an indicative UC.

6.11 Soft FM
Soft FM services are excluded from the NPD model and the costs relating to this element 
remain the responsibility of the College. 

6.12 Insurance and Utilities

Insurance

The College assumes at this stage that it will still be responsible for maintaining the 
breadth of existing insurance cover eg in relation to material damage of buildings. 

Utilities

Under NPD, the costs of utilities remain the College’s responsibility throughout the 
contract period both in terms of usage and tariff risk. 

6.13  Indicative Unitary Charge at DP2a
The SFT have provided an indicative UC for the College project at DP2a based on 
the Treasury Shadow Bid Model. The Treasury model uses various inputs such as the 
construction period costs, lifecycle and hard FM costs to calculate the Year 1 UC. 

The UC is based on the inputs provided by the College’s professional technical advisers 
Davis Langdon relating to the exemplar design which has been developed to RIBA Stage 
D.  The model parameters were:

 Estimated capital construction costs of £49,969,609 with costs are profiled on a flat 
basis

 Estimated lifecycle costs of £302,746 per annum (including VAT) at Q3 2014 prices.  
This is based upon the estimated total lifecycle spend (excluding finishes which are not 
delivered by the SPV) of £5,714,027 (excluding VAT) divided by 25 years to give an 
average annual value for Q3 2011 prices which is then indexed at 2.5% per annum to 
Q3 2014 and VAT of 20% applied

 Estimated Hard FM costs of £305,050 per annum (including VAT) at Q3 2014 prices.  
This is based upon the estimated SPV Hard FM spend of £230,300 at Q3 2011 prices 
which is then indexed at 2.5% per annum to Q3 2014 and VAT of 20% applied

 In addition, further assumptions are required to be input into the Treasury model. For 
example, SPV financing and operational costs were provided by the SFT based on 
their knowledge and experience of current market conditions 

The indicative Year 1 UC for the project has been assessed at £6,100,000, (inclusive of 
VAT). Thereafter, the SFT assume indexation of certain components of the UC annually at 
2.5% through the 25 year operating contract period. 

For the purpose of the financial affordability projections, all the components noted below 
(inclusive of VAT), have been indexed at 2.5% per annum. Corresponding matched 
income has been applied to the Scottish Government element and lifecycle costs funded 
by SFC recurrent capital grant.
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Year 1 Unitary Charge Payments – VAT Inclusive

Unitary Charge Component Scottish Government Kilmarnock College Total
Estate Development 5,492,204 0 5,492,204 
Lifecycle cost 151,373 151,373 302,746 
Hard FM’ 0 305,050 305,050 
Total 5,643,577 456,423 6,100,000 

Table 6.10 

Year 1 Unitary Charge Payments – VAT shown separately

Unitary Charge Component Scottish Government Kilmarnock College Total
Estate Development 4,576,837 0 4,576,837 
Lifecycle cost 126,144 126,144 252,288 
Hard FM’ 0 254,208 254,208 
Total Exclusive of VAT 4,702,981 380,352 5,083,333 
VAT 940,596 76,071 1,016,667 
Total Inclusive of VAT 5,643,577 456,423 6,100,000 

Table 6.11 

In addition, an Insurance pass through charge will be funded 100% by the Scottish 
Government and relates to the insurance required by the SPV under the contract. The 
Insurance pass through charge has been excluded from the analysis as any costs will be 
matched by income received.  

The UC spread sheet supplied by the SFT has been completed and is attached as 
Appendix C2. 

The College has raised with the Scottish Government, through the SFT, that, due to 
its underlying VAT position, the financial support provided must also include the VAT 
element. This has been agreed by the Scottish Government.

It has been assumed, therefore, throughout this submission that the College will not be 
able to reclaim any VAT, whether this is charged by the SPV to the College or incurred by 
the College on costs out with the NPD scope.

See Section 6.16 below for further details on VAT assumptions made as part of the SFT/
Treasury modelling exercise which was used to calculate the indicative UC.

This indicative UC will be refined when the College receives tender submissions from the 
bidders and these will be developed throughout the competitive dialogue process.  The 
College will not sign a contract with a SPV until it satisfied that the UC is affordable and 
represents value for money.

6.14 NPD Standard Form of Contract
A very detailed legal contract will be agreed which will govern the relationship between 
the College and the SPV. The SFT have developed a standard form of contract for NPD 
projects. The College’s legal advisers will provide advice on the provisions contained 
therein and any required derogations to the agreement. 

Part of the contract provisions will cover any deductions which may apply to the UC. The 
UC is only payable in full if the accommodation meets defined availability criteria and 
performance criteria.  This is based on the accommodation being available for use and on 
agreed performance standards relating to basic ‘fitness for purpose’. 
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If a space is deemed to be unavailable or the service does not meet required service 
standards, then deductions may be applied which reduce the UC payment. Essentially, 
this means that the College will be paying for an agreed level of accommodation service 
over the contract period with construction risks and availability risk being transferred to 
the private sector.

6.15 Accounting Treatment

Scottish Government Accounting Treatment

The SFT have advised that the standard form of contract is expected to transfer sufficient 
risk to the private sector to allow the project to be off balance sheet for the Scottish 
Government under EAS95. The College financial advisers will review the standard form 
of contract before financial close in terms of EAS95 as this is signed off on a project by 
project basis.  

College Accounting Treatment

The College prepares its financial statements based on UK GAAP (Generally Accepted 
Accounting Practice). Under UK GAAP, the College’s expected accounting of the NPD 
project for the College is detailed below.

Stage 1 - Existing Land and Buildings

Based on the current programme in Financial Year 2014/15 (ie last year of occupation) 
the College requires to ‘write down’ the net book value of its current land and buildings. 
The contra entry will be to ‘write down’ all its reserves relating to existing land and 
buildings.

Any remaining difference together with the sales proceeds generated by the disposal of 
the College’s current land and buildings will be charged/credited to the College income 
and expenditure account. 

Stage 2 - Unitary Charge Period  

Based on current UK GAAP, the College does not expect to show assets or liabilities on 
the College balance sheet for the new buildings and other assets provided under the NPD 
project.

All UC Grants received and payments would be shown in the income and expenditure 
account less an amount set aside each year as a prepayment for the acquisition of 
the project assets residual interest at the end of the contract period. For simplicity, the 
College’s financial projections exclude this prepayment. The values, therefore, in the 
affordability section equal the indicative UC, which is higher, making the affordability test 
on this basis more rigorous.

International Financial Reporting Standards (IFRS)

The College has assumed that the UK GAAP treatment noted above will apply for the full 
contract period to 2039-40. 

However, it is expected that the Further and Higher Education SORP will implement 
International Financial Reporting Standards (IFRS) by July 2014. The IFRS standard 
applying to NPD projects or similar is likely to be based on IFRIC 12 – Service 
Concessions.    
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PWC have undertaken a very high level review based on the principles of IFRS within an 
NPD context. Although IFRS will change the UK GAAP accounting treatment noted above, 
comfort is gained from the fact that this change in accounting treatment would have no 
impact on the College’s cash flow. 

IFRS accounting may result in the College recognising a fixed asset on their balance sheet 
matched with a finance lease liability.  It is anticipated that this would not have any impact 
on the College net income and expenditure position over the life of the contract but is likely 
to impact the timing of the recognition of costs in the income and expenditure account. 

IFRS treatment will be considered further once the position becomes clearer. 

6.16 Tax and VAT Implications
Kilmarnock College is a charity registered in Scotland (Scottish Charity Number 
SCO21201). As such the College is not subject to corporation tax. Kilmarnock College has 
no subsidiary companies.

The NPD process will have no effect on the College’s status as a charity or on its 
corporation tax status.

The College has no special VAT status and cannot reclaim VAT to any significant extent. 
The VAT, therefore, applied by the SPV on the UC is not, in general, reclaimable. The 
College has raised with the Scottish Government, through the SFT that, due to its 
underlying VAT position, the financial support provided must also include the VAT element 
at the applicable rate. This has been agreed by the Scottish Government. The UC 
calculated by the SFT model assumes that VAT is added to the construction period costs, 
Hard FM and lifecycle costs.  There is a possibility that VAT could be charged on the whole 
UC, including the financing costs.  The SFT are considering this and will revert to the 
College.

The College will seek to optimise its VAT position throughout the competitive dialogue 
process.

6.17 Affordability of the College Unitary Charge Payments
The purpose of this section is to consider and test the affordability from the College’s 
perspective of the UC over the short, medium and longer term within the overall College 
financial business model. The time period considered starts from the current Financial Year 
2011-12 (Year 0) to 2039-40 (Year 28), which represents the last year of the contract based 
on a 25 year agreement.

Taking into consideration the uncertainty regarding SFC general funding levels and the 
outcome of the Comprehensive Spending Review for 2012-13 and beyond, the College 
has made prudent assumptions for affordability and ‘stress’ testing. This base case 
establishes that the College can continue to generate surplus positions both on an income 
and expenditure basis as well as a cash flow basis while funding the UC elements of the 
new College buildings for which it is responsible. 

The sensitivity of these assumptions has been ‘stress’ tested against a range of 
increasingly unfavourable outcomes. Even in all the worst case scenarios, (which are not 
likely to occur concurrently) the College can demonstrate that, with significant but feasible 
cost savings, it can ‘afford’ the new College delivered under the NPD funding model and 
continue to demonstrate Financial sustainability in the short, medium and longer term.
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The College business model is heavily reliant on SFC funding. The pie charts below show 
the main categories of income and expenditure for the base Financial Year 2011/12. 

2011-12 Year 0

 The College has completed the following to test affordability:

 Income and expenditure projections from financial year  2011-12 (Year 0) to financial 
year 2039-40 (Year 28) 

 Cash flow forecasts from financial year  2011-12 (year 0) to financial year 2039-40 
(year 28) 

 Projected balance sheets from financial year  2011-12 (year 0) to financial year 2039-
40 (year 28) 

Figure 6.02

Figure 6.03
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Income and Expenditure and Cash Flow Projections

Listed below are the main income and expenditure assumptions used in the analysis to 
establish a base case:
 UK GAAP applies throughout the period considered
 The UK GAAP accounting treatment has been applied to the existing estate and 

indicative UC
 At this stage no consideration has been given to the first year after the contract expires 

2011-12 (Year 0) College budget has been approved by the BoM
 SFC capital recurrent grant continues to be made available throughout the projection 

period. The 2011-12 budget allocated was £430,000.  £398,000 has been applied for the 
remainder of the full projection period without indexation. This makes allowance for a 
further reduction in 2012-13 of £32,000 or approximately 7.5%  

 SFC recurrent capital grant is used on an annual basis to firstly fund the College element of 
the lifecycle costs included within the UC. The balance remaining is then used to fund other 
eligible expenditure eg the replacement of capital equipment as well as other elements of 
cyclical building maintenance not included within the UC eg painting and decorating

 The WSUM funded activity level is based on 52,669 WSUMs to 2012-13 (2011-12 activity 
level including ESF Priority 5) and thereafter applied at 53,000 as agreed with SFC 

 Projects costs relating to the further development of the Business Case, either capital or 
revenue, are fully funded by way of specific grant and, therefore, do not impact on the core 
College business model ie no overall cost to the College. This is detailed in Appendix C1

 Indicative Year 1 UC is an output from the SFT Treasury Shadow Bid Model
 Indicative Year 1 UC is indexed by 2.5% throughout the contract period
 All UC received and payments made are shown fully in the Income and expenditure account 
 No provision for any exceptional costs eg restructuring are included in the Projection Period
 The College liability to VAT in the projection period is based on current treatment
 Indexation has been applied on both income and expenditure budget lines in the 

projection period using a range of different percentages 

Income Assumptions 

Indices used for Income lines range from 1% to 2% per annum.

The material assumptions are noted below:
 1%: SFC recurrent grants, tuition fees and education contracts
 2%: College income generating services including catering and commercial profit

UC income received from the Scottish Government and SFC (lifecycle costs) is matched to 
the relevant indicative UC payments.

Expenditure Assumptions

Indices used for expenditure lines range from 0.5% to 3% per annum.

The material assumptions are noted below:
 0.5%: staff sickness provision budget 
 1%: salary costs, ICT budgets, advertising and marketing, HR budgets
 1.5%: a range of external services eg legal and audit, staff development and office related 

costs
 2%: property related costs 
 2.5%: all indicative UC payments
 3%: insurances, utilities and fuel 
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These assumptions are used to generate a base case and from this base case a range of 
sensitivities are applied to show the impact of changes in these assumptions. 

Base Case Income and Expenditure Projections and Cash Flow Projections

This base case shows that the College can continue to produce surpluses while funding 
the UC within its overall business model. The base case position is noted below. 

The following is a summary of that position:

 All financial years return an operating surplus

 All financial years return a final retained surplus

 All financial years generate a positive cash flow balance

 The balance sheet capital and reserves remains positive in all financial years

Sensitivity Analysis

The following ‘stress’ tests to the base case assumptions are addressed within the 
sensitivity analysis details which follows.

Figure 6.04 
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Figure 6.05 

Figure 6.06
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Figure 6.07 

Figure 6.08
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Unitary Charge Related Sensitivities 

5 UC related ‘stress’ tests have been completed 

 Sensitivity A - Maximum Hard FM and lifecycle costs taken at £15/m² (£326,838 for 
each component) as opposed to the base case of £14/m² (£305,050) and £13.89/m² 
(£302,746) respectively  

 Sensitivity B - Minimum Hard FM and lifecycle costs taken at £11/m² (£239,681 for 
each component) as opposed to the base case of £14/m² (£305,050) and £13.89/m² 
(£302,746) respectively  

 Sensitivity C - Hard FM indicative UC estimate increases by 20% above base case  of 
£14/m²  (£305,050) to £16.80/m² ( £366,660)

 Sensitivity D - No SFC recurrent capital grant to fund 50% of the College UC lifecycle 
cost payments 

 Sensitivity E - All UC components index at 3.5% per annum as opposed to 2.5%

All Years-Operating 
Surplus

All Years-
Retained Surplus

All Years 
–Positive 
Cash Flow

All Years-
Positive Balance 
Sheet Capital 
and Reserves

Base Case Yes Yes Yes Yes
Sensitivity A Yes Yes Yes Yes
Sensitivity B Yes Yes Yes Yes
Sensitivity C Operating Deficits 

from Years 27 to 28
Yes Yes Yes

Sensitivity D Operating Deficits 
from Years 21 to 28

Retained Deficits 
from Years 25 to 
28

Cash Flow 
Deficits 
from Years 
25 to 28

Yes

Sensitivity E Operating Deficits 
from Years 26 to 28

Yes Yes Yes

Table 6.12 

Analysis of Sensitivities A to E

Analysis of Sensitivities A and B 

Sensitivities A and B produce positive outcomes in each year under each of the four 
criteria set 

 All years operating surpluses are generated

 All years retained surpluses are generated

 Cash flow is positive in each of the years

 The balance sheet capital and reserves position is positive for each of the years.

Analysis of Sensitivity C

Year 27 Year 28
2038-39 2039-40

Operating 
Surplus / Deficit 

(£28,107) (£59,157) 

Table 6.13 
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The levels of operating deficits are not material and, therefore, costs savings could be 
generated to bridge these gaps in years 27 and 28.

All other criteria is positive for Sensitivity C
 All years retained surpluses are generated
 Cash flow is positive in each of the years
 The balance sheet capital and reserves position is positive for each of the years

Analysis of Sensitivity D

Sensitivity D considered the removal of SFC recurrent capital grant to fund 50% of the 
College UC lifecycle cost payments. Based on the table above this is clearly the most 
challenging and downside scenario within the five UC based scenarios. 
 In terms of operating deficits the following table notes the position

Year 21 Year 22 Year 23 Year 24 Year 25
2032-33 2033-34 2034-35 2035-36 2036-37

Operating 
Surplus / 
Deficit 

(£2,378) (£30,432) (£59,562) (£89,811) (£121,202) 

Year 26 Year 27 Year 28
2037-38 2038-39 2039-40

Operating 
Surplus / 
Deficit 

(£153,769) (£187,558) (£222,594) 

Year 25 Year 26 Year 27 Year 28
2036-37 2037-38 2038-39 2039-40

Retained  
Surplus / 
Deficit 

(£1,202) (£33,769) (£67,558) (£102,594) 

 
Table 6.14 

In terms of cash flow, the College would on a cumulative basis remain in a healthy final 
position with over £7.2 million generated from 2011-12. Although, from year 25 to year 28 
the annual cash flow each year was negative and this totalled approximately £200,000.

The operating deficits would be able to managed by cost savings over years 21 to year 
24. The deficits from years 25 to 28 are more substantial and would require a greater 
degree of intervention.

In overall terms, this sensitivity shows that the College requires the continuation of SFC 
recurrent capital grant to fund the lifecycle costs. This would ensure that all financial 
years remain positive.

Analysis of Sensitivity E

Year 26 Year 27 Year 28
2037-38 2038-39 2039-40

Operating 
Surplus / Deficit 

(£18,223) (£55,126) (£93,581)

Table 6.15 
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The levels of operating deficits are not material and, therefore, costs savings could be 
generated to bridge these gaps in years 26 to 28.

All other criteria is positive 
 All years retained surpluses are generated
 Cash flow is positive in each of the years
 The balance sheet capital and reserves position is positive for each of the years

Appendix C3A provides further details and compares the base case position against each 
of the five sensitivities noted above in terms of;
 Total income, total expenditure
 Operating surplus/deficit, retained surplus deficit
 Cash flow per annum, cash flow cumulative
 Total capital reserves 

Non-Unitary Charge Related 
 Sensitivity F - SFC core recurrent grant (grant in aid element only) increases by 0.5% 

(base case 1%) throughout the projection period with an adjustment to expenditure 
budgets for staff costs to increase by 0.5% (base case 1%) for the projection period

 Sensitivity G - WSUMs funding from 2013-14 reduces to 50,000 but the College 
continues to incur costs to over-deliver to 53,000 WSUMs

All Years- 
Operating 
Surplus

All Years- 
Retained 
Surplus

All Years 
–Positive 
Cash Flow

All Years- Positive 
Balance Sheet 
Capital and 
Reserves

Sensitivity F Yes Yes Yes Yes
Sensitivity G Operating 

Deficits in Year 
2,3 and 6 to 28

Retained Deficit 
in Year 2 and 
Years 10 to 28

Cash flow 
Deficits in 
Years 7 to 28

Negative Capital and 
Reserves from Years 
16 to 28

Table 6.16

Analysis of Sensitivity F

Sensitivity F produces positive outcomes in each year under each of the 4 criteria set 
 All years operating surpluses are generated
 All years retained surpluses are generated
 Cash flow is positive in each of the years
 The balance sheet capital and reserves position is positive for each of the years.

Analysis of Sensitivity G

Sensitivity G produces significant negatives outcomes under each of the four criteria set. 
The College would not be financially sustainable under this sensitivity. 
 For 25 years the college would return operating deficits
 For 20 years  the college would return retained deficits
 Annual cash flow deficits are returned each year from year 7 
 Negative capital and reserves position from year 16

The College, if funded to 50,000 WSUMS, could not over deliver to the proposed 53,000 
and remain sustainable. In reality, this would not happen. However, this sensitivity shows 
the effect of reductions in activity target funding not matched by actual reductions in 
associated costs.
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Appendix C3B provides further details and compares the base case position against each 
of the two sensitivities noted above in terms of;

 Total income, total expenditure

 Operating surplus/deficit, retained surplus deficit

 Cash flow per annum, cash flow cumulative

 Total capital reserves 

Summary

There is significant uncertainty about the future level of SFC grants and about the 
outcome of the Comprehensive Spending Review beyond 2012-13.

The College has made its base case on what it believes are reasonable and prudent 
assumptions. This sensitivity analysis shows that under a selection of prudent downside 
scenarios the College can achieve surpluses with the identified level of savings in its 
costs base required.

The College remains committed to not incurring income and expenditure deficit positions. 
In addition, the College continues to generate sufficient cash to fund its operations and 
renewal of its equipment through remaining SFC recurrent capital grant.

The College does not see it as likely that all the downside scenarios will occur concurrently. 
The College, based on current planning, therefore, can operate in a surplus income and 
expenditure position while meeting the indicative UC costs of the new building.

The College, therefore, believes it has demonstrated that it can afford the indicative UC 
payments based on current information. The sensitivities conducted have shown that the 
continuation of SFC recurrent capital grant is vital to ensure long term affordability.

6.18 Project Financial Risks
A Project risk register was developed for the College’s FBC submission in March 2011. 
At that stage, the risk register was based around a capital procurement model and not a 
revenue financed NPD model. 

The project risk register has now been updated for the College’s DP2a submission and is 
included as Appendix D6. 

A separate risk register has been completed for Project Financial Risks and is included as 
Appendix C4.  This risk register will be updated on a monthly basis post DP2a.

6.19 Value for Money (VfM) Analysis
The College has undertaken a VfM analysis based on SFT guidance ‘Value for Money 
Assessment Guidance: Capital Programmes and Projects, November 2008’.

The SFT has advised that certain VfM aspects of this guidance document are not 
required to be demonstrated by the College in this DP2A submission.  In particular SFT 
is carrying out VfM analysis at a programme level and, consequently, the College is not 
required to carry out certain aspects of the assessment at project level.

The VfM assessment is included as Appendix C5. 
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7.1 Introduction 
The previous sections of this DP2a document have described the Project Scope, 
addressing why there is a need for a new College for Kilmarnock, the curriculum provision 
and collaboration needs, the proposals to meet these needs and the financial implications 
of the project.

The following sections, 7 and 8, of the DP2a document detail the implementation strategy 
and control methodologies to be used to deliver a new College Campus for Kilmarnock. 

These sections are critical to ensure that the College can deliver a very well managed 
project which is procured efficiently and delivers VfM.  

These include critical elements such as:

 Governance and internal management structure

 Project team and advisers

 Communications and consultations

 Statutory consents and consultations

 Procurement, programme and delivery strategies

 Project reviews

 Project controls - cost/change

 Risk and mitigation measures

 Relocation and change management – staff

 Lessons learned 

This section demonstrates the fundamental requirement for clearly defined and robust 
project control measures that must also be proactively managed and reviewed throughout 
to ensure that best practice is adopted throughout the life of the project

The Project Execution Plan (PEP), Appendix D1, has been developed from that referred 
to within the DP2 submission and reflects comments received and the change to a 
revenue funded (NPD) model.  

7.2 Management Structure

Introduction

As detailed in the DP2 submission, a management structure had been put in place to 
take the College through from the approval to proceed to DP2 in December 2008 to the 
completion of the project.

The OBC had identified the requirement to have a designated Client Representative as 
Project Sponsor dedicated to the project.  In March 2009, the College Finance Committee 
approved the appointment of the Director of Estates, who is the Project Sponsor.

Proposals for the governance of the project and the decision making powers to be 
delegated to the Estates and New Build Committee (ENBC), and the Project Owner, were 
then approved by the BoM in September 2009 and these were summarised as follows:

 The BoM to be responsible for decisions relating to the sale/purchase of heritable 
property, loan commitments and contracts for the supply of goods and services in 
excess of £500,000 in line with the current College Financial Regulations 
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 The ENBC to be responsible for decisions relating to loan commitments and 
contracts for the supply of goods and services up to £500,000 and authority to make 
commitments on behalf of the BoM, other than those delegated to the Project Owner, 
which relate to matters that have received Board approval in principle

 The Project Owner’s responsibility, as detailed in the Scottish Executive Procurement 
Guidance , will be to progress the design development on a day-to-day basis through 
the Project Sponsor and report to the ENBC

This structure has taken the project through to DP2 stage. However, the move to a revenue 
funded model has necessitated a reassessment of the governance arrangements within 
the College to take the project forward from this stage. In particular, the College has been 
supported by the SFT in this section due to their experience of revenue funded projects. 

7.3 Governance
The College is committed to good governance and a fundamental component for this 
project is ensuring that the procurement of the new College takes place efficiently and 
effectively and with a full understanding of the time, cost and quality parameters within 
which the process is to be carried out.

Given the revenue financed NPD nature of the project, it is also extremely important that 
the College approaches the procurement process based on the need to select a SPV with 
whom the College can work in partnership for the next 25 years.

The College understands that this will require a full understanding of the revenue funded 
procurement process in order to allow a robust level of scrutiny with bidders being 
challenged throughout the procurement process. 

There is clearly an increased need for detailed and sustained College involvement in the 
procurement phase of a revenue funded project, as opposed to the capital funded project. 
This is especially evident through the competitive dialogue phase, where formalised 
discussions will be taking place with a number of bidders over an extended period of time, 
currently programmed as 24 weeks up to DP3a, and beyond to financial close. 

It is normal practice for organisations involved in larger scale procurements such as a new 
college build to appoint external advisers, who will be heavily involved in the procurement 
process; however, the College understands the need to confidently, effectively, and most 
importantly, knowledgeably, direct the team of advisers during the process.

Up to DP2a, the College professional team had been structured on the basis of a capital 
funded design and build scheme; however the change the NPD model has resulted in 
a restructuring of the team with revised scopes of service. These are detailed further in 
section 3.2 of the PEP.

The change to a revenue funded model has also resulted in a shift in emphasis with 
financial and legal advisers becoming significantly more involved in the process going 
forward beyond DP2a. 

As a result, there has been a number of significant changes to the existing governance 
arrangements to take the College through the procurement process, and beyond, into the 
operational phase of the project. This has been mainly at the operational level, with an 
additional level of process management, information dissemination dialogue participation 
and reporting, through the introduction of a Project Board. This role, up to DP2a stage, 
had been carried out by the College SMT. However, it is recognised that the competitive 
dialogue process requires a more specific level and targeted technical knowledge and 
experience of the procurement process.
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This is a key component to ensure overall VfM is achieved. 

Figure 7.1 below indicates the proposed revised Governance arrangement for beyond DP2a.

Figure 7.1

Kilmarnock Board of Management (BoM) – Investment Decision Maker
Chaired by: Chair of College BoM

The role of the BoM will continue to be the consideration of whether the project fits with 
the strategic direction of the College, whether the project is affordable throughout its life 
and whether or not it represents VfM in the context of available NPD funding. 

The BoM’s role will be to approve the selection of the SPV. The SPV will be responsible, 
initially for the further development of the exemplar design and construction of the new 
College, programmed for occupation for the start of the new term in 2015, and also for the 
maintenance and life cycle replacement of the new College building over a period of at 
least 25 years.  

Dependent upon the values involved, and in line with the College’s Financial Regulations, 
the BoM may also require to approve both pre and post financial close changes if they 
impact on capital requirements and/or UC obligations.

The College BoM will be reported to by:

Estates and New Build Committee 
Chaired by: Member of the College BoM

The role of the ENBC of the BoM continues to be responsible for decisions relating to 
loan commitments and contracts for the supply of goods and services up to £500,000, 
and authority to make commitments on behalf of the BoM which relate to matters that 
have received Board approval in principle. This delegation of powers has been approved 
by the BoM through a formal scheme of delegation.

It should be noted that the ENBC has specific Public Private Partnership/Private Finance 
Initiative (PPP/PFI) experience through one of the Board Non-Executive Directors who is 
a member of the Committee.  
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The ENBC will continue to have a detailed oversight of the project and currently exercises 
a detailed scrutiny role in terms of project development. The ENBC reports directly to the 
BoM and also provides support and guidance to the Project Owner and Project Sponsor.

The ENBC meets quarterly at present, but it is understood that more frequent meetings 
may be required, occasionally called at short notice as the project progresses through the 
various stages.

The BoM and ENBC will be reported to by:

Project Board

Chaired by: Project Owner 

Following discussions with SFT in respect of the governance arrangements, the College will 
establish a Project Board beyond DP2a. The Project Board will report directly to the ENBC. 

It is envisaged that the Project Board will be responsible for the organisation and 
functioning of the project, ensuring that the project remains within the agreed time, cost 
and quality parameters.

As the Project Board will be required to take important decisions within an agreed scheme 
of delegation, the membership will be as follows:

 Project Owner 

 Project Sponsor

 Director of Finance

 Director of Learning and Teaching 

 Director of Organisational Development

 EAC PPP Specialist  

 External Project Manager - Technical

 External Project Manager - Finance

A representative from the legal adviser will attend Project Board meetings as required. 

In addition, representatives at Director/Partner level from the Technical, Financial and 
Legal advisers will attend Project Board meetings, as required.

The Project Board will focus exclusively on the new College and will meet monthly.   

EAC PPP Specialist  

The requirement to have PPP/PFI experience within the Project Board is seen as being 
fundamental to the success of the project. The College has, therefore, agreed with EAC a 
part time secondment of a PPP specialist to work with the College Project Board and Project 
Team. In addition, EAC has agreed to provide additional specialist expertise as required. 

The Project Board will be reported to by:

Project Team

Led by: Project Sponsor 

The Project Team will be the main driver of the project and will provide the detailed 
management of the procurement project. The Project Team will, inter alia, prepare 
documentation, participate in the competitive dialogue process, assess information, 
evaluate bids and make recommendations to the Project Board. The Project Team will 
report on a regular monthly basis to the Project Board. 
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It is currently envisaged that the Project Team will organise its work through a number 
of work streams, covering the Learning and Skills, Educational, Technical, Financial and 
Legal aspects of the project, with relevant members of the project team adopting the 
role of work stream lead. Each work stream lead will be a senior member of the College 
team, will be empowered to take part in the competitive dialogue process and take 
decisions within agreed parameters. In addition, the team members will be involved in the 
bidder evaluation process and report back to the Project Team, which will retain overall 
responsibility for the management of the procurement process. In order to provide the 
best possible communications links, it is currently envisaged that each work stream will 
have a chair who is a member of the Project Board.

The Project Team will be augmented, as required, during the process in order to assist 
with certain elements, such as bidder evaluations.  

The Project Team will meet more frequently than any of the other groupings, at least 
fortnightly, but with additional meetings being held as required. 

Figure 7.2

7.4 Project Team    

Introduction
As detailed in the DP2, Kilmarnock College has put together a team of both in-house staff 
and high calibre external consultants which has taken the new build project through to 
DP2 stage. However, the change in funding model has necessitated a reassessment of 
both the in-house resource and the specialist consultants needed by the College to take 
the project forward from this stage.

This section details the changes that the College has made to provide the necessary level 
of in-house resource and external specialists in order to ensure successful delivery of the 
new Kilmarnock College.
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College Team

Project Owner

The College Principal and Chief Executive fulfils the role of Project Owner as detailed in 
the Scottish Government Procurement Handbook. 

Project Sponsor

Following the change to the NPD funding model, the Project Sponsor will be supported by 
the College’s Director of Finance, working closely with PWC, the financial advisers who 
have now been appointed to take the College through the procurement process. 

In addition, the College has engaged the support of a local authority colleague with PPP/
PFI experience. As noted previously, the College is working very closely with EAC and 
have agreed with the Council that they will second staff with expertise gained from the 
Council’s schools PPP project which is currently nearing completion. The EAC Project 
Support Scope of Works and Project Team CVs are included as Appendix D2. This 
support will also include specialist support for the College in respect of the development 
of the Pre Qualification Questionnaire, (PQQ), room data sheets, information 
memorandum development and in house legal advice.

These changes will also ensure that it is clear to bidders that the College is leading 
the project and that negotiations will be directly with the College, and not through the 
specialist advisers to the College. This is considered to be extremely important in order to 
ensure continuity and veracity of information flow.

The College has also recognised the need to provide ongoing technical support to the 
in-house team, and intends to appoint a Project Officer, with technical and administration 
experience, to support the Project Sponsor following approval to move to the next stage. 

Further specialist in-house resource will be brought in, as required, during the competitive 
dialogue process.  

Consultant Team

As detailed in the DP2 submission, a project consultant team had been put in place to 
take the College through from the authority given in December 2008 to move to DP2a, to 
completion of the project.

In procuring consultant services to take the project through to its conclusion, the 
College has sought at all times to adopt procurement processes which have been fully 
transparent and followed best practice.

All appointments have been carried out in full compliance with Kilmarnock College, 
Scottish Government and EU procurement guidelines and in accordance with the 
principles set out in the Scottish Government’s Construction Procurement Manual.

In all cases, initial appointments were on the basis of the project and legal teams 
developing the DP2 on behalf of the College up to approval by the SFC. However, should 
the College receive approval to proceed beyond DP2a the College retained the option of 
either extending the Consultant Team appointment, through to the end of the project, or, if 
necessary, to terminate the appointments at that time.

Given the fundamental change from a capital funded model to a revenue funded model, 
and the completely different scopes of service which are required to take the project 
forward, both project specific consultants appointments are programmed to be terminated 
at DP2a approval.
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These are:

Legal Services – MacRoberts

Project Management and Design Team Services – Davis Langdon.

Consultant Appointments

Financial Services – Price Waterhouse Coopers (PWC) 

The College sought legal advice from MacRoberts LLP on the procurement processes 
available in order to ensure that the College could demonstrate a robust and transparent 
appointment and decided to make the appointment for the provision of Financial Advisor 
services through the Office of Government Commerce, (OGC), using Buying Solutions 
Framework RM 353.

The College engaged the services of Davis Langdon to draft the Invitation to Tender 
document. Davis Langdon used their PPP/NPD experience to draft the scope of services, 
which was substantially derived from information produced by the SFT. The College 
approved this document prior to it being made available to framework participants.

PWC were the successful company and the appointment was formalised through an 
OGC based contract. PWC are initially appointed to DP3a due to the expiry date of the 
framework. The College would expect to extend this appointment to financial close once 
the OGC framework RM353 or successor framework has been updated for a longer 
contracting period.

It should be noted that the progression through the approval stages noted above are 
entirely dependent on the College gaining approval at each individual stage. 

Project Management Services – Davis Langdon

As detailed in the DP2 submission, in accordance with Scottish Government Procurement 
Guidelines and SFC Guidance on the Decision Point Process, the College appointed 
Davis Langdon on the basis of a single appointment as Project Manager. All other project 
and design services to be provided by Sub Consultant agreements through the Project 
Manager. The project team appointment was to take the College up to DP2 of the SFC 
Decision Point Process with the option of either extending the Contract at that time or 
terminating the Contract.

VfM was secured via a mini competitive process through the OGC, utilising Framework 
Agreement RM 457, entitled, Project Management and Full Design Team Services. 

For the purposes of the original appointment, all framework participants were invited to 
quote, eight responded to the ITQ and Davis Langdon were appointed after a cost/quality 
assessment of their tender submission.

The full project team comprised:

 Project Manager Davis Langdon

 Architect Building Design Partnership

 C&S Engineers AECOM

 M&E Engineers KJ Tait

 Quantity Surveyor Davis Langdon

 CDM Co-ordinator Davis Langdon

 BREEAM Consultant Drivers Jonas Deloitte
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As a result of the quality of service provision and the extent of their experience in PPP/
PFI/NPD projects and also in consideration that they had already been subject to a 
qualitative assessment during the original selection process, it was noted by the Estates 
and New Build Committee at their meeting on 28 April 2011 that the contract with Davis 
Langdon should either be re-negotiated with a revised scope of service, or terminated, 
with a new appointment being put in place to take the project forward from DP2a.

Following advice legal advice from MacRoberts, it was agreed that the contract could not 
be re-negotiated, that a new contract would require to be put in place and that this could 
be procured through the OGC framework.   

By its nature, the OGC framework has already gone through an Official Journal of the 
European Union, (OJEU), compliant procurement process, and as noted above, there 
is provision to approach a single organisation on the framework with an ITQ for the 
provision of a wide range of services for the delivery of property related projects.

Davis Langdon were, therefore, asked to submit a fee for the provision of post DP2a 
technical adviser services, based on the Form of Contract, their tendered rates in the 
OGC framework agreement, the same technical team and a revised scope of service 
tailored to the NPD funding model.

The quotation remains open for 90 days and the intention is to accept the tender following 
approval of the DP2a submission. 

It should be noted that the tender from Davis Langdon has been based on the rates 
contained within their original tender and represent a saving of 16% against their rates 
contained within the Buying Solutions framework. 

Roles and responsibilities are further detailed within the PEP within Appendix D1.

Legal Services

As detailed in the DP2 submission, in accordance with Scottish Government Procurement 
Guidelines and SFC Guidance on the Decision Point Process, the College appointed 
MacRoberts for the provision of legal services through the Scottish Government 
Procurement Portal to provide legal services for the project up to Decision Point 2 of the 
SFC Decision Point Process with the option of terminating the Contract at that time.

As with the provision of project management services, the College has been exploring the 
options of extending MacRoberts contract beyond the DP2a stage.

Initial advice from the College’s lawyers, Brechin Tindall Oatts (BTO), indicated that, 
given the scope of works upon which MacRoberts had initially been appointed, which was 
essentially based on contractual advice, they considered that MacRoberts appointment 
could be extended, albeit with an increase in fees resulting from the extended period of 
negotiation that would be required the additional time requirement of a revenue funded 
project.

However, after further consideration and in the interests of transparency, the College 
decided to retender for the provision of legal services.

BTO have advised that as the Services to be provided are ‘Part B Services’ under the 
Procurement Regulations, advertising through the Scottish Government Procurement 
Portal complies with these regulations and there is no requirement to advertise through 
OJEU.
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An Invitation to Tender was advertised through the Scottish Government Procurement 
Portal detailing the required scope of works and the cost/quality assessment criteria, 
(60/40).

Following receipt of the tenders, the cost/quality assessment was carried out and the 
tenderer offering the best value for money was Shepherd and Wedderburn. 

Tenders remain open for 90 days and the intention is to accept the tender following 
approval of the DP2a submission. 

Roles and responsibilities are more accurately detailed within the Project Execution Plan 
(PEP) within Appendix D1. CVs of the project advisors are included in Appendix D2. 

7.5 Communication with the Bidders 
Figure 7.3 below illustrates the proposed governance structure and proposed 
communications and briefing links. Cognisance has been taken of comments received 
from SFT of the benefits that will be gained by utilising a structure which includes work 
stream leads and which allows for the identification of appropriate ownership and support 
networks for key decisions.

The College believes that the team which has been put together is well qualified and 
experienced to take this project through to successful completion.  

Figure 7.3 
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7.6 Consultations
As detailed in the DP2 submission, there were an extensive series of user consultations 
carried out during the development of the DP2 with learners, staff, community, employers 
and external stakeholders.

Following submission of the DP2, the formal public consultations required as part of 
the Planning Applications were carried out on 24/25 February 2011 in the Grand Hall in 
Kilmarnock.

These consultations were run as a joint initiative between the College, ‘Make it 
Kilmarnock’ and Diageo and were well attended by the local community and specific 
interest organisations such as local community groups. Feedback from all consultations 
has been incorporated into the design process. 

Since that time there have been regular meetings with EAC Planning Department to 
ensure that they are kept fully aware of the design changes and the proposals in respect 
of the external cladding of the building.

As the project moves forward, the College will continue the consultation process, 
involving local interest groups and local residents. 

7.7 Planning
From inception and throughout the design process, there have been ongoing 
consultations between the project team and senior representatives of EAC Planning and 
Economic Development Division.  EAC have been supportive and extremely positive and 
has encouraged the College to progress with their preferred scheme as described and 
illustrated within this report.

The College project is deemed to be a ‘major’ development in planning terms.  As such 
it is subject to a statutory Prior Application Consultation, (PAC), period of a minimum 
12 weeks.  The Proposal of Application Notice and Design Statement (PAN), (Appendix 
D3), was submitted on 29 October 2010 in accordance with the Town and Country 
(Development Management Procedure) Regulations 2008.  

In parallel with the College’s design development, a BDP team commissioned by Diageo 
Scotland has been considering the potential future use of the overall Johnnie Walker 
(Diageo) site.  This process seeks to formulate a sustainable, mixed-use masterplan that 
will assist the re-generation of the whole Diageo site.   

The College proposal is seen as the key component within this larger development 
proposal which extends overall to 9.4 hectares (23 acres).  Both design teams have 
been working together closely to ensure consistency of approach and to ensure no 
opportunities are missed. Key issues that have been discussed include the roads strategy 
and potential utilities installations. 

Acting on behalf of Diageo Scotland, James Barr, in association with BDP, obtained Grant 
of Planning Permission in Principle on 23 June 2011, (Appendix D4), for a mixed use 
development, including the proposed Kilmarnock College, on the Johnnie Walker site in 
Kilmarnock which is to close in 2012. 

This planning consent is seen as the first stage to pave the way for the redevelopment of 
the site to include a mix of new business and residential uses.  
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The proposed relocation of Kilmarnock 
College to this site will result in a 
significant development on a prime part 
of the site, which will offer considerable 
benefit to the local community. Other 
phases of development are expected to 
follow the new College project.  Contained 
within the proposed masterplan is a range 
of complementary elements for the new 
College including student housing, retail 
outlets, small business units, workshops, 
care home and a hotel.

The College and project team have 
been working closely with the ‘Make it 
Kilmarnock’ Strategic Advisory Board of 
which the College Principal is a member. 
The College is also closely involved 
with EAC’s appointed Town Centre 
Masterplanning Team of designers/
property consultants who have been 
looking at town centre regeneration opportunities, to discuss potential in the wider sense 
and how the College proposal can best contribute to the wellbeing and re-development 
of Kilmarnock as a whole. Their report, Kilmarnock Integrated Urban Development Plan, 
(Appendix B2) was issued in draft form in June 2011. 

This inclusive approach is at the heart of the design development process.  The 
College is very strongly rooted in its community and believes that it is essential that the 
community feel a sense of ownership in the new development.  Communication is vital in 
this process.  A series of interactive consultations and events have been undertaken to 
encourage comments, suggestions and debate and engage with the learners, staff, local 
residents and the people of Kilmarnock and East Ayrshire. Consultations have included 
the public event held over two days on 24 and 25 February 2011 as part of the pre-
application process.   The results of these consultations were recorded and formed part 
of the Pre-Application Consultation for Planning Permission in Principle. As the design 
develops further, consultations will take place which will inevitably inform the Detailed 
Planning Application.

Beyond DP2a, the College would expect to hold further consultations with residents and 
other local groups which border the Hill Street site. 

7.8 Roads
Consultations have also taken place with EAC’s Department of Roads and 
Transportation.  This included an early meeting with the Department’s Head of Service, 
at which current and future transportation strategies and issues were discussed, together 
with broad design principles for the College on the proposed site.

Discussions followed, outlining the concept and how best to develop a balanced 
approach to pedestrian and vehicular movement in and around the site.

It was recognised that, currently, the major vehicular route is Hill Street and that vehicular 
access should be gained from here, preferably via Buchanan Street, bringing traffic in 
from the north of the site.
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Currently the access road along Buchanan Street is shown outwith the College site and 
the College is working with EAC to ensure that this is upgraded to adoptable standards. 
In order to ensure that access to the College is not dependent upon the completion of 
Buchanan Street, costs have been included for the construction of an access road inside 
the northern boundary of the College site. 

Pedestrian movement will largely be generated from the south where the bus station, 
train station and town centre are situated. There is excellent local public transport and 
infrastructure nearby, including the adjacent railway station and Kilmarnock’s bus station 
within a 5 minute walk. Bus stops are available within 400 metres of the site.

The site is also well connected to the existing comprehensive cycle network in 
Kilmarnock. National Route 73 of the National Cycle Network runs along the adjacent 
Balmoral Road and Hill Street. 

Existing walking facilities are good with much of the town centre facilities within an easy 15 
minute walk. Kilmarnock’s Ore Path network includes a route adjacent to the Diageo site.

This strategy endeavours to separate pedestrian and vehicular movement for a safer and 
more attractive approach to the site and the College itself.

Aspirations are to grasp this opportunity to support sustainable transport as fully as 
possible including the integration of the cycle and footpath routes within the heart of the 
Diageo Masterplan. 

An initial Transport Assessment for the overall Diageo site, was prepared on 11 January 
2011 by AECOM Transportation on behalf of Diageo Scotland, as part of the Diageo 
Masterplan submission for Planning Permission in Principle.  

7.9 Building Control 
The design for the new Kilmarnock College will be assessed by EAC on the basis of the 
October 2010 revision of the Non-Domestic Technical Handbook. Discussions to date have 
focused largely on the fire strategy and agreeing the principles for sanitary provision.

In November and December of 2010, the design team met with both the Building 
Standards Department and the Fire Service on separate occasions to review the 
developing College design. 

Primarily these discussions focused on the impact of latest changes to the regulations 
(specifically Section 2: Fire) and the significant increase in the requirement for escape 
width for un-sprinklered buildings. It had been agreed with Building Control, prior to DP2 
that the Design Team could cherry pick elements of the BS9999 as an alternative to the 
Technical Handbook, which would assist in reducing the escape width requirements.

However, as discussions progressed post DP2, Building Control have now requested 
that the design team do not work to isolated sections of BS9999 and use either the 
whole of BS9999, or the whole of the Technical Handbook (Section 2: Fire). On detailed 
consideration, it was felt that following the advice of BS9999 in full would add too great 
a risk to the project, so the design team has developed the design in accordance with 
the Technical Handbook. This has resulted in an uplift of the percentage of circulation 
space within the building, since DP2 stage, to accommodate increases in escape width 
provision compared to 2007 handbook. Through a slight increase in the ground floor 
height (now 5120mm floor to floor) the design team have now introduced two scissor stair 
cores (Core 2 and 3) which effectively double the available escape width in these cores 
from first floor level, thus minimising the pressure on internal planning GIFA.
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As the project moves forward into the procurement phase, it is envisaged at this time that 
the Building Warrant process will be phased into the following staged applications:

 Stage 1 – Sub-structure and Underground Services

 Stage 2 – Superstructure

 Stage 3 – External Envelope and External Works

 Stage 4 – Internal Fit-out and Fire Strategy

 Stage 5 – Mechanical and Electrical Engineering

Discussions with EAC and the Strathclyde Fire and Rescue will be ongoing and the dates 
of the staged warrant applications will be agreed post DP2a approval.
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8.1 Background
Following the DP2 submission, in February 2011 and the approval of the educational 
validity, the College was invited to submit a supplementary DP2a submission, based on a 
revenue funded project using the NPD model.  

8.2 Exemplar/Reference Design Approach
Typically in the past, revenue funded projects utilising an NPD Model via a Competitive 
Dialogue Process have used a written brief, or output specification, to detail the Authority’s 
Construction Requirements. This has given each bid team an opportunity to develop 
potentially different design solutions developed for consideration and evaluation by the 
procuring authority. In many cases, however, these have been schools’ projects where the 
spatial and adjacency requirements can be relatively easily fixed and are unlikely to be 
subject to significant change over the life of the project. 

College requirements, however, are different, in that the curriculum delivered by colleges 
requires both general and vocational specific teaching areas, is demand driven and is often 
subject to change on an annual basis.

Given that the original procurement route proposed was a capital funded Design and Build 
(D&B) project, the outline design for the new College had been developed for inclusion in 
the DP2 submission.

Following approval of the DP2, and agreed change to the WSUMs delivery target to 53,000, 
the design has been subject to substantial change and developed to Stage D, which has 
allowed greater certainty of cost through the Stage D Construction Cost Plan (Appendix B10). 

Given that the design has been developed to this stage, the College proposes to use 
this as the exemplar or reference design to inform the competitive dialogue process, 
with certain elements being mandated as ‘must haves’, such as spatial requirements, 
adjacencies, inter relationships and elements of specification levels to be achieved. These 
requirements will be clearly identified in the Invitation to Participate (ITP) document which 
is a key element of achieving VfM.

By following this route, it will: 

 provide greater cost certainty at DP2a stage 

 reduce the overall NPD procurement timescales and associated bidding costs

 reduce the amount of user consultation through the competitive dialogue period

 provide greater certainty over the eventual design solution 

A number of options were considered in terms of the extent of reference design that would 
be produced and subsequently mandated. A detailed value engineering exercise was 
then carried out in order to provide further clarification in respect the value engineering 
outcomes and College requirements for the development of the design to Stage D. 

This decision has provided the College with a degree of comfort that their preferences, in 
terms of general layout, massing of the building and its orientation on the site, have been 
articulated at the outset. It also allows a greater level of certainty over the educational solution.  

It is understood that, compared to the more traditional approach of allowing bid teams 
to present alternative design solutions developed from a written output specification, 
this approach does provide some restrictions in terms of the architectural, and structural 
solutions. However, there remains a substantial opportunity for the introduction of 
innovative M&E services design solutions. In addition, there is a range of opportunities 
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for bidders to offer enhancements in terms of aesthetics, in regard to the external 
appearance and interior design of the building.

Whilst there could be opportunity for the College’s project design team to offer its services 
to a bid team, the team instead has opted to have their appointments amended to act 
instead on a consultancy basis to the College as part of their technical advisory team. 

It is, therefore, proposed that the Stage D Design, together with supporting 
documentation, will form the basis of the briefing documentation with the College, 
supported by the team of technical, financial and legal advisors, progressing the project 
and engaging with bid teams under the competitive dialogue process.  

The SPV will be appointed using the SFT’s suite of standard contract documentation 
comprising:
 Standard Form Project Agreement and Schedule
 Service Specification (Schedule 12, Section 1)
 NPD Articles of Association
 User’s Guide
 NPD Explanatory Note

The College anticipates at this time that APUC will be used to procure all FF&E items 
which have not been procured through the SPV contract. 

It should also be noted that the College fully supports the ethos of helping the local 
community wherever possible. A community benefit clause will be incorporated into 
the PQQ and Information Memorandum, requesting that bidders demonstrate where 
they have delivered or have supported the provision of community benefit elsewhere. 
Wherever possible, involvement in community benefit will be included in any cost/quality 
assessments carried out during the course of this project. 

8.3 Procurement Principles – Physical Development 
The agreed procurement principles in respect of physical development for this project can 
be summarised as follows:
 Planning Permission in Principle for the College development was secured in June 

2011 as part of Diageo’s site wide masterplan 
 EAC Planning Department has committed to the principle of managed active 

engagement with the bidders during the competitive dialogue process, with a team being 
drawn from Planning, Roads and Access being formed from the Competitive Dialogue 
Process, to ensure that all bidders are working within the planning parameters 

 Reserved Matters Application to be submitted by the preferred bidder 
 While there is no statutory Judicial Review period in Scotland, it is generally accepted 

by funders that they require a 12 week period following grant of Full Planning Consent 
to have elapsed before they consider the Planning Consent to be risk free is so far as 
Judicial Review is concerned. The programme constraints on this project will require 
Kilmarnock College to retain Judicial Review risk 

8.4 Programme  

Background

A strategic development programme has been developed by the design team, reflecting 
the NPD competitive dialogue process, with the reference design developed by the 
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College’s design team to RIBA Stage D and the design thereafter developed and 
completed by the SPV’s own design team. The College does not intend to novate the 
design team over to the SPV at any stage.  

Strategic Development Programme

A Strategic Development Programme (Appendix D5) has been developed by the design 
team, reflecting the NPD competitive dialogue process with the reference design 
developed by the College’s design team to RIBA Stage D and the design thereafter 
developed and completed by the SPV’s own design team. 

The programme has been informed by consultation and feedback from SFC, SFC’s PSS 
Agent and SFT (in particular their NPD College Procurement Timetable) and is further 
detailed below. For ease of reference, the Strategic Development Programme has been 
split into six distinct sections, namely, decision point reviews, procurement of SPV, design 
development, planning process, site clearance phase and construction and fit-out phase. 

It should be noted that the strategic programme is currently under review with SFT in order 
to identify any opportunities to reduce the competitive dialogue and financial close phases.   

Key dates for each of the six programme sections are summarised in tables below:

Decision Point Reviews – Key Dates 

Task Key Date Comment
DP2a
DP2a submission to SFC/SFT 16.09.2011
DP2a considered at SFC Committee 28.10.2011
DP2a approval by Scottish Government 18.11.2011 3 weeks allowed for SG approval 

following SFC/SFT approval
DP3
DP3 submission to SFC/SFT 27.03.2012
DP3 approval by SFC/SFT 17.04.2012 Scottish Government approval 

not required
DP3a Interim Review
DP3a submission to SFC/SFT 30.10.2012
DP3a approval by SFC/SFT 13.11.2012 Scottish Government approval 

not required
DP3b Interim Review
DP3b submission to SFC/SFT 12.02.2013
DP3b approval by SFC/SFT 26.02.2013 Scottish Government approval 

not required
DP4
DP4 submission to SFC/SFT 13.06.2013
DP4 approval by SFC/SFT 26.06.2013
DP4 approval by Scottish Government 19.07.2013 3 weeks allowed for SG approval 

following SFC/SFT approval 

Table 7.01
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Procurement of SPV – Key Dates 

Task Key Date Comment
Issue OJEU Notice after DP2a approval 18.11.2011
Shortlist bidders complete 27.03.2012 Max 5 bidders anticipated
Issue ITD and commence competitive 
dialogue after DP3 approval

17.04.2012 24 weeks dialogue and 4 
weeks for review prior to 
DP3A submission

Issue ISFT after DP3a approval 13.11.2012 Max 3 bidders anticipated
Select preferred bidder following DP3b 
approval

26.02.2013 20 weeks follows for 
commercial close and 
condition allocation

Financial Close after DP4 approval 23.07.2013

Table 7.02

Design Development – Key Dates 

Task Key Date Comment
Finalise Cost Plan within £50m NPD cap 05.08.2011
Developing Room Data Sheets and 
Output Specs for ITD

20.09.2011 – 
16.04.2012

By Kilmarnock College 
Technical Team

Developing Pre-Construction design 
beyond Stage D

17.04.2012 – 
29.07.2013

By SPV’s Design Team

Continuing Post-Contract design until 
completion

30.07.2013 – 
27.04.2015

By SPV’s Design Team

Table 7.03 

Planning Process – Key Dates 

Task Key Date Comment
Planning Permission in Principle 
obtained 

15.06.2011 Already secured as part of 
the Diageo Masterplan PPP

SPV Preferred Bidder submits 
Reserved Matters application

26.03.2013

Reserved Matters Consent granted 02.07.2013
Judicial Review period 02.07.2013 – 

23.09.2013
12 weeks assumed. 
Kilmarnock College carried 
risk.

Financial Close 23.07.2013

Table 7.04
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Site Clearance Phase – Key Dates 

Task Key Date Comment
Diageo running down plant 09.01.2012 – 

01.06.2012
Diageo plant closure 04.06.2012
Diageo decommissioning 04.06.2012 – 

14.12.2012
Diageo vacate site 17.12.2012
Diageo demolition, site clearance 
and remediation

22.10.2012 – 
26.04.2013

Kilmarnock College/SPV Site 
Investigation and Due Diligence 
period

25.02.2013 – 
21.06.2013

Too allow appropriate site risks to 
be transferred to SPV  

Financial Close 23.07.2013

Table 7.05 

Construction and Fit-Out Phase – Key Dates 

Task Key Date Comment
SPV Construction works 
commence

30.07.2013 21 month construction programme 
follows

Service availability date 26.05.2015 Unitary Charge becomes payable
Kilmarnock College Fit-Out and 
Moves Period

26.05.2015 – 
17.08.2015

3 months

Kilmarnock College – Staff Return 18.08.2015
Kilmarnock College – Students 
Return

01.09.2015

Table 7.06

8.5 Delivery Strategy   

Strategy beyond DP2a  

The overall strategy is for Kilmarnock College, supported by the team of technical 
advisors, to progress the project through the Decision Point Reviews as detailed in 8.3 
above, and in line with the SFC Guidance on Decision Point Process for NPD Projects. 

As noted throughout this document, Kilmarnock College understands the value of the 
Decision Point Process required by SFC/SFT.

The College would confirm that there will be full compliance with the requirements of 
the process, and, as can be seen from the programme included in Appendix D5, and 
as discussed with SFC/SFT, full cognisance has been taken of the review and approval 
periods required throughout the process. 

The College believes that the review, reporting and approval structure now put in place to 
take forward the new Kilmarnock College project will provide a robust level of monitoring 
throughout the life of the project.   
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8.6 Project Controls 
The Project Execution Plan, (PEP), (Appendix D1), was developed and issued to all parties 
at the inception of the project.

This document details the management structures for the project as well as the project 
protocols and objectives.  It is a statement of policies and procedures defined and 
developed by the Project Manager for Kilmarnock College and BoM approval.  It sets out, 
in a structured format, the project scope, objectives and relative priorities.

The endorsement of the PEP by the College BoM approval enables the Principal to 
act under the  scheme of delegation, thereby enabling the project team to proceed in 
accordance with the PEP.

The PEP is to be used for this purpose by the project team.  It will also assist other 
organisations and stakeholders who may require an understanding of specific aspects of 
the project. 

Roles and responsibilities are more accurately detailed within the PEP as is the 
communication structure and project protocols such as the management of design change.

The PEP has recently been updated to reflect the revised procurement route through the 
NPD model.

Change Control Procedure

The Competitive Dialogue Phase

The change control process will commence at preferred bidder stage with the base line 
being formulated by the bid proposals, together with any clarifications that may be sought 
during the evaluation.

The Kilmarnock College situation is different from previous PPP models in that the 
exemplar design, to be released as part of the ITD briefing documentation, has been 
progressed to Stage D. It is important, therefore, that it is easy to identify any design 
development within each of the bid proposals, and the implications of the change.

Although formal acceptance/approval of design changes during the dialogue phase is not 
required, it is considered important that the bidder comprehensively logs changes as a 
result of the development of the design. These may reflect co-ordination issues between 
design disciplines but may also reflect enhancements to the design as part of bidder’s 
strategy to gain weight to their submission.

The bid submission criteria will be clearly set out within the Invitation to Participate in 
Dialogue (ITD). To achieve bid compliance, the bidders will be requested to submit a 
design decision log. Mark ups of relevant documentation will highlight where changes have 
been made.

Evaluation

As part of the evaluation, the onus will be on the project team to identify areas within 
the design that could be further developed, or fundamentally changed, to meet the 
expectations of the College and ultimately make the proposals comply with the briefing 
information. The preferred bidder will not necessarily get it right first time. These and other 
issues will be marked for exploration within the Preferred Bidder Announcement letter.  
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Preferred Bidder to Financial Close

It is at this stage that a new base point for the design will commence. It is this base 
from which change will be monitored going forward. It is anticipated that the preferred 
bidder will continue to utilise a design decision log for quick reference, but, in addition, 
will be required to adhere to a strict change control regime. Changes will be numerically 
identified.

Financial Close to Completion

At financial close, a further base line for the design will be captured under the contract in 
the form of Client Requirements and Contractor Proposals. The change control regime 
will be implemented as detailed above. The numeric system will start again at 001.

Change Control Regime

It is important that implications of a change are understood before an instruction is 
issued.

The opportunity to isolate the impacts of a change and compare options is the main driver 
behind the use of the change management system. The key features of the system are:

 To capture change

 Define inputs ie cost programme, design, facilities management, lifecycle costs

 Fix timescales for decision making

 Acknowledge and agree all impacts of a change prior to instruction

 Make a fully informed decision 

Scope of changes that fall within the procedure:

 Client changes to brief, budget, programme (client’s requirements)

 Changes to the design or specifications forming part of the contractor’s proposals

The Responsibilities 

Change Control Notices will be circulated in accordance with the contractual conditions. 
In brief, responsibilities are set out below:

 Originator (client or SPV) – will start the process by listing criteria to be considered 
within the proposal

 Considerations for – programme, buildability, design, facilities management, lifecycle, 
cost for all aspects, deadline by which the change must be instructed.

 Respondent(s) – will advise implications of said change for their particular discipline

 Project Manager – will collate the information and return the change for sign-off

 Sign-off – The client will be the final signatory for all changes

Timing for considerations and response of the change criteria shall be embedded within 
the change notice. Failing this, changes shall be dealt with strictly in accordance with the 
time frame set out in the conditions of contract.
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8.7 Risk 
Risk can be defined as an event which affects the cost, quality or completion time of the 
project that may or may not occur.  There are a number of such events that could arise 
during the design, construction, commissioning and operation of the new facility which 
can be effectively controlled. 

The purpose of the Risk Management Strategy for the project is to:
 Establish a project level risk management process which fits with the organisational 

strategic and operational risk management structures of the College
 Deliver a robust financial and contractual structure for the project 
 Ensure and demonstrate VfM through optimal risk management, including risk 

allocation

The risk register is an integral element of the project controls with all risks being reviewed 
on at least a monthly basis by the Project Team and reported to the Project Board. All 
changes to the risk register will be assessed and the risk mitigation strategy will be 
agreed by the Project Board

Risk transfer and retained risk will be clearly articulated to the College prior to entering 
into any agreement with the SPV.  This will be achieved by the College’s technical 
advisers working with the financial and legal advisers to prepare a high level risk transfer 
matrix derived from the risk register.  The matrix will describe the risks, clearly showing 
those which have been transferred, identifying the risk owner and highlighting the 
contractual mechanism proposed to transfer the risk.  The matrix will also clearly show 
the risks that have been retained by the College.  

Risk management has been, and will continue to be, a primary focus in the delivery of the 
project.  Active identification and management of risks during the design and procurement 
processes have led to the development of risk management plans to mitigate and remove 
potential risks. 

The risk profile for the project has been, and will continue to be, kept under regular 
review and the risk register will be maintained and updated to reflect the changing risk 
profiles throughout the design development, construction and operational phases.  During 
construction delivery, the risk register will be reviewed and updated on a monthly basis to 
ensure all client retained risks are being effectively and timeously managed.

A copy of the current risk register is attached as Appendix D6 and reflects the proposed 
NPD procurement route.  

8.8 Relocation and Change Management 

Overview 

Whilst the new College is proposed to be a new building on a new site, the challenge of 
relocation cannot be underestimated.

There are three major considerations:
 Relocation of IT and Telecoms
 Relocation of FF&E
 Decant of Learners and Staff 

Each of the above shall be dealt with in accordance with contract provisions. It should be 
noted that there is no requirement for any interim decanting of learners and staff as it is 
intended to move directly from the existing campuses to the new College. 
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8.8.1 IT and Telecoms
This is probably the most complex of the relocation issues. IT requires technical expertise 
and full involvement of the College Team who would otherwise be engaged in their full time 
role to keep systems running within the existing College building.

It is anticipated that the contract provisions will allow for the construction of hub rooms and 
the installation of infrastructure to support the College specific networks. An interface is 
anticipated whereby the College team will require access to the construction site prior to 
construction completion.

A protocol shall be developed to allow the College installations to run without detriment to 
either the College systems and hardware or the contractor’s installation. An early access 
date will be identified, together with ICT completion requirements, in advance of the 
completion date for the main construction works. In addition a protocol will be developed 
to minimise disruption to the existing College and in particular during the switch over of 
telecoms.

8.8.2 Relocation of FF&E
The relocation of FF&E will be considered as part of the overall FF&E strategy. Specific 
loose furniture may be required for relocation. A relocation strategy shall be developed 
to cater for transfer and disposal. Programmes are in place for recycling and reuse of 
furniture and equipment. Where applicable this shall be investigated in more detail during 
the briefing stage further to the DP2a approval. 

A full review of existing FF&E in line with the College asset register and regular reviews 
will be undertaken beyond DP2a. This will allow existing assets to be graded, based on 
existing condition and expected condition of the time of relocation. 

The College is committed to VfM and as such the reuse of fit for purpose FF&E is part of this. 

8.8.3 Change Management  
A move strategy shall be put in place to fully notify the affected parties of the processes 
through which the move shall be made. Staff will be required to assist in the identification, 
and possibly the packing, of educational resources in preparation for its removal and 
relocation. It has not yet been determined whether the move shall be carried out by the 
SPV or the College; however, past experience has shown that the relocation project will 
require the services of an experienced move manager. This shall be determined during the 
next stage and shall be captured by the Project Agreement as deemed appropriate.

Since approval to proceed to DP2a, the College has introduced and trialled spatial types, 
new practices and furniture that will be incorporated into the new building.

For example, the introduction of a quiet study area adjacent to the Learning Resource 
Centre and styled on the proposals for the new Campus has proven to be an extremely 
well used area by both learners and staff. There has also been a move towards sharing of 
Curriculum staff workrooms and the introduction of open plan staff areas/offices has been 
a precursor to the move to more space efficient staff work areas in the new building. 

8.8.4 TUPE
It should be noted that at this stage it is not envisaged that there will be a need for any 
TUPE transfer of College staff. 
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9.1 Introduction 
As noted in the DP2 submission, the College has taken the opportunity to carry out an 
extensive series of consultations and site visits to all other new build colleges in Scotland, 
and a number of colleges elsewhere in the UK, to ensure that lessons learned in other 
projects are addressed and incorporated into these proposals. 

This section does not intend to replicate the lessons learned section included in the DP2 
submission; however, it is considered relevant to include information on lessons learned 
from the EAC Schools’ PPP project. 

The addition to the project team of staff seconded from EAC, with recent and detailed 
knowledge of the EAC Schools PPP Project, has provided an understanding and a 
knowledge base of specific revenue funded project related issues. The College considers 
that it is extremely important that this expertise is used in the processes and procedures 
to be followed beyond DP2a.  

9.2	 Pre-Qualification	Questionnaire	(PQQ)	Phase	
It is clear that objectives and vision must be set out clearly, including timescales.  It is 
critical at a very early stage to ensure that as many bidders as possible are attracted to 
the development in order that proper competitive bidding process can take place. This is 
a key area to achieve VfM efficiently and effectively. It is also important that the College is 
able to demonstrate clearly the level of commitment and resources that are being put into 
the project in order to assure bidders that they are managing the project. 

It is critical that the project is advertised as widely as possible, in order that as many 
prospective bidders as possible are attracted to the development and it is envisaged that 
a series of one-to-one interviews and meetings will be held with the prospective bidders. 
This will allow a deeper insight into the College’s proposals, with a proposed bidders’ 
conference to be held at an early stage in the process, where all of the prospective 
bidders can see and discuss the College’s objectives and external stakeholder support for 
the project.

It is also planned that other key partners and stakeholders will attend, such as senior 
officials from EAC. 

9.3 Invitation to Negotiate (ITN) Phase
To order to achieve VfM, the College will ensure strong competition at the bidding stage. 
This was a key lesson learned during EAC’s PPP process, as at the bidding stage the 
respective competitors were keen to demonstrate that they offered the best VfM solution 
to meet the Council’s requirements.  The College is aware that the use of external 
advisers is imperative to provide an awareness of current market conditions and to 
ascertain what is being accepted by other bidders on similar projects. 

The College will be flexible in terms of finishes and other non-mandatory or restricted 
options to allow the perspective bidders to demonstrate their creativity and provide 
innovation as well.   

It is extremely important that the College clearly identifies the ‘need to have’ elements 
and give consideration to any proposals for cost reduction through eliminating or reducing 
non essential or undeliverable elements.
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When bids are submitted, clarity is required of what is included in terms of risk and how 
long the prices are held for as the next stage is a lengthy process and without an agreed 
price freeze, the affordability of the project could be jeopardised. 

Regular submissions such as key stage reviews will be required to demonstrate that 
the project is affordable.  It is important to have a clear understanding of any ongoing 
exposure that the College may/will have during the concession, and equally important 
that this information is provided with the bid costs through the Project Board to the BoM 
who have ultimate responsibility on decision making and can decide whether or not to 
take the project forward.

9.4 Preferred Bidder Phase
Any design change will be costly and it is, therefore, necessary to keep design changes to 
a minimum.  At the appointment of the preferred bidder, should any changes be required, 
they must be built into the agreement at that stage.  Although every attempt will be made 
to capture changes it will always be the case that during the project further amendments 
will be required. These will be agreed as early as possible and then quantified in the body 
of the agreement. However, it is clear that there must be as much certainty as possible 
at this stage in respect of the operational requirements to be encapsulated in the Service 
Level specifications. 

One of the key issues identified by EAC in their PPP project was during the preferred 
bidder stage, and subsequently the construction stage, where the SPV’s reliance 
on sub contractors to carry out construction work was identified.  Unless the lines of 
accountability and responsibility are made clear at the outset it can be difficult to get 
appropriate responses from the contractor.  

The structures of any companies bidding and the appointed preferred bidder will be 
closely checked to provide the College with certainty on who they are dealing in terms 
of funders.  This will ensure clear lines of communication which are vital throughout 
all stages of the project.  All agreements made at this point by the SPV’s funder 
representatives will be fully documented, as personnel will almost certainly change 
throughout the project and clarity of the decisions made must be maintained. 

The College will invest time in understanding the payment mechanism and examining and 
challenging the allocated source units, both to internal rooms and external spaces.  This 
allocation determines the extent of deductions should the spaces be unavailable and the 
original allocation may not reflect College values, eg the importance of circulation spaces 
is not always reflected in the allocation of service units. 

The College will review carefully the hours that are being bought and look at how future 
flexibility can be built into the contractual arrangements without being financially punitive.

The College will ensure clarity on IT strategy and the interface between in house IT 
services and the construction cabling and wireless provision. 

As the College intends to procure certain elements of FF&E directly, there may be a 
requirement for an interface agreement to cover various issues arising.  That would 
include the College informing the design team of the furniture provision for inclusion in 
room layout drawings.
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9.5 Construction Phase
Feedback from EAC has clearly identified the key nature of having a Clerk of Works 
monitoring the construction phase.  This proved to be an invaluable asset to EAC, as 
there could be no reliance placed on the Independent Certifier (IC) being available at 
specific times.  EAC have advised that the Clerk of Works post was immensely helpful in 
protecting the Council’s interests.

The College is also aware that if an IC is appointed, their role and resource input must be 
clear and defined, ensuring that any services to be provided by a Clerk of Works would 
be complementary to the IC. 

During this phase it is seen as beneficial to carry out a review of the room data sheets 
and room layouts in order to ensure that the College will get what they expect to get in 
each room.  

9.6 Project Reviews
Throughout the project to date, Kilmarnock College has sought to follow best practice and 
to establish lessons learned from previous and current projects. 

These include clearly defining the project aims and objectives, setting in place robust 
governance and management structures, ensuring that operational processes and 
procedures are communicated to all concerned with the project and taking on board 
identified design issues.

9.7 Evaluation
As detailed in the SFC guidelines, post occupancy evaluations will be carried out at the 
agreed intervals following occupation of the building in order to assess the building’s 
functional suitability and costs in use.

Although the building is to be procured through a DBFM SPV, the building will be owned 
by the College and the incorporation of any identified improvements to the building and 
its systems will be considered, especially if there is an opportunity to make reductions to 
costs during the operational period of the project.


