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Title:
STORM AND FLOOD DAMAGE CONDITION OF ASSETS AND THEIR RECOVERY

Report of:
HEAD OF COMMERCIAL & TECHNICAL SERVICES

HEAD OF PROPERTY SERVICES

Report reference:
PS 11/05 & CTS  23/05

Summary:

This report updates the Board about the asset recovery work.  It sets out the current positions with regard to: the reinstatement works programme; discussions with insurers; and recommending a way forward in respect to the ground floor of the Civic Centre.

Recommendations:  It is recommended:

1. The report be noted;

2. In principle the proposals for the ground floor of the Civic Centre be agreed.

3. That the funding above reinstatement from insurers at a figure of £300,000 be recommended to Full Council as a supplementary estimate.  

Contact Officer:
David Atkinson

Mike Battersby
Ext:
7420

5005

EXECUTIVE SUMMARY

1. The Council’s Executive received two reports about the impact that the severe weather has had on City Council assets (14 January PS 02/05 and 24 March PS 03/05).

2. A programme of reinstatement works has been agreed and is taking place.

3. The overall building cost estimates for reinstatement – and of equal importance – the programme – has been agreed in principle and is now being scrutinised in detail as works progress.

4. In essence, despite severely rising building cost inflation, the works so far are within the tolerance levels of baseline estimates.  However, the programme has minor slippage due to unavoidable reasons.

5. Some assets could be improved by the addition of some capital reserves.  The most notable assets are the Civic Centre, Stonyholme golf pavilion and depots.

6. This report provides an update of the reinstatement works and a way forward for those assets which can be improved.

ACTION PLAN

7. The action plan, previously reported, has been updated here:

THEME
COMMENTARY
TIME

2005/06
IMPLEMENTATION 

A.
Making sure operational office service capacity is put back as effectively as possible
A1
Customer Contact Centre (interim) re-established at the Civic Centre – in octagon.
Mid March 05
Completed



A2
Relocate Financial Services back to Civic – 9th floor.
April 05
Works expected to be completed mid summer.



A3
Review the resilience plan for the Civic Centre in a risk managed approach.
March – May 05
Being undertaken corporately



A4
Consult and review with users of Civic, particularly to enhance ground floor customer contact and meeting spaces. Make recommendations.
March – May 05
Consultation complete.  Recommendations outlined in this report – see below.



A5
Changes to make effective use of space.
June – Dec 05
Subject to final decision July 4th

B.
Assist restoring confidence in the Willowholme Industrial Estate.
B1
Tidy up and assist with reinstatement issues after consultation.
March – April 05
Consultation mainly through Business Group meetings.



B2
Recommend Asset Investment Fund in 2005/06 for some public realm improvements.
April – Dec 05
Funds allocated.  Possible additional capital from NWDA.

THEME
COMMENTARY
TIME 2005/06
IMPLEMENTATION

C.
Provide better storage accommodation to Council services.
C1
Arrange short-term accommodation with basement out of action.
April 05
Short term needs being accommodated.  Basement reinstatement ongoing.



C2
Review long term needs and make recommendations after consultation.
May – Dec 05
Review will now take place Jan - Sept 2006.

D.
Reinstate hostel for homeless
D1
Emergency reinstatement - first floor completed.
March – June 05
Wholesale John Street reinstatement to complete end June.



D2
Review to link into Housing Strategy.
April – Dec 05.
Awaiting recommendations.

E.
City Centre and Sustainable Carlisle
E1
Liaise and consult with stakeholders and make recommendations for the long term to inform asset management plan and capital strategy.
March- Dec 05
Consultation taking place through Carlisle Renaissance.

F.
Plan flood affects of defence works scheme (led by Environment Agency).
F1
Consult with stakeholders and make recommendations.
March – April 05
Consultation ongoing.  Environment Agency has £13.3 million approved for Eden/Petteril phase.



F2
Plan any schemes particularly in the flood plain – especially with Carlisle Leisure involvement/Three Rivers Strategy
April – Dec 05
3 Rivers Strategy being developed.

THEME
COMMENTARY
TIME 2005/06
IMPLEMENTATIONS

G.
Reinstate assets on a “like for like” basis.
G1
Botcherby Community Centre
Early summer 2005
Main reinstatement 75& complete.  New hard wood floor to be fitted to main hall



G2
Tullie House Gallery
Early summer 2005
Main reinstatement almost complete.



G3
Bitts Park Pavilion & water facilities
Early summer 2005
Main reinstatement should be completed end June.



G4
Car Parks
Comp
Completed



G5
The Swifts Driving Range
Comp
Completed



G6
The Sheepmount development
Early summer 2005
Planned to complete mid July



G7
Stonyholme Golf Pavilion
March 2006
Recommendations outlined here – see below

Refurbishment – Stonyholme Golf Pavilion

8. In the Council’s capital programme, £250,000 of capital has been set aside to refurbish this building as part of the overall agreement with Carlisle Leisure (CLL) in 2005/06.

9. In addition, CLL have funds to put towards a new internal fit out of £80,000.

10. It makes logical sense to put these funds together with the reinstatement estimates for the insurance (circa £70,000) to produce an enhanced scheme.

11. Architects are appointed with a view to undertaking and completing the work by Spring 2006.

12. The only issue is increased costs of works that will arise out of the hiring of temporary accommodation whilst the works are carried out.  This will be taken out of the allocated budgets set.

Refurbishment – Civic Centre 
13. The more pressing issue is reinstatement of the Civic Centre – and whether it is cost effective to change arrangements to improve service delivery.

14. The floods put to the fore the issue that some of the Council’s assets may now be in the wrong location and do not meet the requirements of modern service delivery.

15. However, the damage that occurred on 8th January 2005 was not severe enough that any asset needed to be written off.

16. Consequently, if the Council wishes to do something different, it needs to use public funds to do so.

17. In the case of the Rickergate area as a whole, and the Civic Centre in particular, there are strong arguments in favour of a new multi-agency approach.  This will take many years to deliver but is beginning to be discussed through Carlisle Renaissance.

18. In the meantime there are a number of small-scale improvements – some that are effectively statutory in nature – that could be accommodated and are recommended.

19. One particular at risk issue is public access to the tower and basement which requires changes to layouts combined to some further fire exit work.

SMALL SCALE IMPROVEMENTS - CIVIC CENTRE

20. Scheme A:

(i) This looked at a wholesale rearrangement of the ground and first floors.  The aim being to put all outward facing rooms on the ground floor (being Members’ accommodation, co-located rooms, Customer Contact Centre, Committee Rooms and so forth).

(ii) Although in principle, officers would prefer to recommend this route, when costed it worked out to be in the region of £2 million in current market valuations.  Clearly, in the light of the larger Rickergate review, this is not appropriate asset management.


21. Scheme B:

(i) This looked at a scaled down rearrangement of the ground floor.  The aim being to take on board the main principles adopted for Scheme A but have the first floor remaining fairly untouched.

(ii) A preliminary estimate suggests additional funding of £300,000 is required.

22. The key priority is to get Revenue and Benefits back into the building in any event.

ISSUE
COMMENT
COST

Public Toilets
Very poor.  Issues of compliance with Disabled Discrimination, health and safety, and equality.
£100,000

Fire exits
Planned to be upgraded.  Current exists not up to standard.  Need new exits installed.
£30,000

Health & Safety
Public access to private areas need improving, especially access to Basement and the Tower.  Open staircase a major trip hazard.  Social Services reception to ground floor.
£45,000

Customer Contact
Slightly better access to Customer Contact Centre needed to manage pedestrian flow effectively (including removal of ceremonial stairs).
£65,000

Other minor arrangements
For better layout
£60,000


Total
£300,000

23. By undertaking these changes, additional space can be created on the ground floor which can be put to better outward facing ones although space will be in short supply - and not all demands may be accommodated.


24. Scheme C:

(i) This would be reinstatement as per the layout immediately prior to the flood.

(ii) This is not recommended because for a relatively modest level of additional public funds, more space can be created to improve service delivery – particularly that which is at the point of Member and Customer contact.

CONCLUSIONS

25. The reinstatement of most of the assets are continuing, with a number of the projects completing fairly much to schedule and at the estimated cost.

26. There is still plenty to do but most of the work will be completed around the turn of the year, at the current rate of implementation.

27. Additional reviews have highlighted some recommendations - being the Stonyholme golf pavilion and Civic Centre – to improve arrangements particularly for Customer Contact.

28. Further work is to be undertaken appraising a more simple arrangement for the depots which should provide cost savings.

29. An additional budget for the Civic Centre, is commended for the Executive to approve to implement works to the ground floor whilst the builders are present in the building

30. However, time is of the essence.  If a decision is not made, the Council will face a bill of some significance with the displacement of one Business Unit at Kingmoor Park continuing.

CONSULTATION

1.
Consultation / Briefings to date: The Council’s insurers, Willowholme Business Group, Building Recovery Group, CMT, Management Briefing, Portfolio Holders and Council Members.

2.
Consultations / Briefings proposed: JMT, Building Users, the Police, Fire Officer,  Portfolio Holder, County Council Corporate Resources Overview & Scrutiny Committee and other stakeholders (such as the Environment Agency, Social Services, District Audit and Carlisle Leisure Ltd), NWDA.

RECOMMENDATIONS:  It is recommended:

1. The report be noted.  

2. In principle proposals for the ground floor of the Civic Centre be agreed.  

3. That the funding above reinstatement from insurers at a figure of £300,000 be recommended to Full Council as a supplementary estimate.
REASONS FOR RECOMMENDATIONS:

1. To improve service delivery from City Council assets.

IMPLICATIONS

STAFFING / RESOURCES:  The insurance policies will cover reinstatement.  It is intended to seek a supplementary estimate for additional items at the Civic Centre.  Capital is already allocated for Stony Holme Golf Pavilions through CLL contracts.  

FINANCIAL: 

Details included within the report.  The use of resources needs to be shown to be in line with the priorities set out in the Corporate Plan.

CORPORATE  -  A corporate approach has been adopted in relation to the management of this case according to the Council’s Project Management Guidance.

RISK MANAGEMENT  -  A risk managed approach has been adopted.  Simple reinstatement of the ground floor does not mitigate some of the risk associated with the Civic Centre building.  For example there is an issue regarding public access to private space which can only be satisfactorily resolved through a physical separation.

EQUALITY ISSUES   - The Council’s public toilets in the Civic Centre are a suitable advertisement for a Council that wishes to provide modern facilities for the disabled and baby changing.  


CRIME & DISORDER  - By concentrating all reception areas on the ground floor, any anti-social behaviour in the building should be more easily managed.

IMPACT ON CUSTOMERS –  The ideas in this report are all about improving the external focus of the City Council by making it easier for customers to find services.  

Note: in compliance with Section 100d of the Local Government (Access to Information) Act 1985 the report has been prepared in part from the following papers:  PS02/05 Storm & Flood Damage - Condition of Assets.  PS03/05 Storm & Flood Damage – Assets and their Recovery.
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