PART 1

(OPEN TO THE PUBLIC)
ITEM NO.



REPORT OF THE DIRECTOR OF DEVELOPMENT SERVICES



TO THE LEAD MEMBER FOR CORPORATE SERVICES


ON 2nd JUNE 2003


TITLE :
NHS LIFT PROGRESS REPORT


RECOMMENDATIONS : 
That the report be noted.


EXECUTIVE SUMMARY :


The report updates the progress of the LIFT project. The preferred bidder has been selected and full applications for the six Salford schemes are due in the next month. Liftco is due to be set up at commercial close on 15th July and financial close will be phased between August and October. There may be opportunities for the Council to bid for PFI credits to support locating Council services in the schemes.


BACKGROUND DOCUMENTS :

(Available for public inspection)

· NHS LIFT; A Strategic Service Development Plan for 

      Health Services Manchester, Salford and Trafford

· Report to Lead Member for Corporate Services, 9th December 2002

· Report to Lead Member for Corporate Services, 16th December 2002

· Report to Cabinet, 2nd April 2003


ASSESSMENT OF RISK

High



THE SOURCE OF FUNDING IS

The buildings will be procured by the LIFTCo. The City Council will be responsible for rental and running costs for its accommodation, which will be funded through mainstream revenue budgets. In respect of New Deal for Communities in Charlestown and Lower Kersal, the buildings will similarly be procured by the LIFTCo. Revenue costs for the first three years will be supported by New Deal.



LEGAL ADVICE OBTAINED 
Yes- 
Ian Sheard
Tel: 0161 793 3804



FINANCIAL ADVICE OBTAINED

Yes- 
Geoff Topping

Tel: 0161 793 3240



CONTACT OFFICER :
Malcolm Sykes
Tel: 0161 793 3621


WARD(S) TO WHICH REPORT RELATE(S)
All wards


KEY COUNCIL POLICIES

· Salford Partnership Community Plan 2001 – 2006

· Pledge 3 A Clean and Healthy City

· Annual Library Plan

· Charlestown and Lower Kersal New Deal for Communities


DETAILS (Continued Overleaf)

1 Purpose of Report

1.1 The purpose of this report is to give an update on the progress of the NHS LIFT project, particularly to brief Lead Member for Corporate Services in advance of the Strategic Partnering Board on 10th June.

2 Preferred Bidder Selection

2.1 The Bearhunt evaluation model recommended that Excellcare should be appointed as preferred bidder.  Cabinet approved the appointment of Excellcare on 2nd April and all other partners similarly endorsed the recommendation.

2.2 The LIFT Board on 15th April, approved the content of the appointment letter, which includes conditions of appointment determined by the partners in LIFT.  Excellcare have accepted the conditions and signed the letter.

3 Timetable to Commercial and Financial Close

3.1 Liftco is due to be established as a separate legal entity at commercial close on 15th July.  Shares in the company will be issued at this point, although very little money will be involved.  Cabinet approval for Council shareholding in Liftco will be sought in early July. 

3.2 On establishment of Liftco, the decision-making body for the local partners will be the Strategic Partnering Board.  A shadow board will be in operation until then.

3.3 Financial close will be staggered in three phases, which may be subject to change. It is intended that financial close for the sample schemes, with planning permission, will be on 1st August 2003, and on the other first wave schemes on 1st September and 1st October 2003. Full financial close should be achieved by 15th October 2003.

3.4 At each phase of financial close, the Lease Plus Agreements (LPAs) will be signed. The Lease Plus cost for each phase will be different due to differing construction and funding costs within each phase of developments.  

3.5 The exact cost of the Lease Plus agreement for each tenant for each scheme will not be finally known until the date of each individual financial close.  In theory, the Council is not legally committed to take up accommodation until the lease is signed.  However, if the Council were to pull out of any building at this late stage, it could potentially undermine the entire MAST LIFT project.

3.6 The shadow Strategic Partnering Board will need to make a decision on whether to take up 20 or 25 year Lease Terms, based on the recommendations of the finance sub-group. It is likely that the recommendation will be for the Council and the PCT to enter into a 25 year lease with Liftco for their respective areas of accommodation.  This is expected to reduce the annual revenue cost.

3.7 The PCT have confirmed that the Council will need to take a lease direct with LIFT Co rather than through a PCT head-lease. The financial implications of the two options are not significantly different. 

3.8 The Council will need an authorised legal documentation signatory to be available at commercial and financial close to sign the agreements.

4 Affordability

4.1 The Government has advised local authorities involved in NHS LIFT that they may wish to bid for PFI credits to support the affordability of schemes.  However, the availability and timing of PFI credits is unsuitable for phase I schemes.  Officers have met with Hazel Blears MP to discuss potential credits for Salford; there is a commitment on all sides to work together to ensure the success of LIFT.

4.2 If PFI credits are not secured, or are less than expected, then the additional costs of procuring property through the LIFT scheme will need to be found from savings elsewhere.

4.3 The Council has been negotiating with the PCT over how to divide the costs of shared space in the buildings.  

5 Council Accommodation in LIFT and Relocations

5.1 Council space requirements for all Phase 1 schemes have now been submitted and the architects are currently working on them. Appendix A: Summary of City Council Lease Requirements is the submitted space requirements for the town centre schemes. Any corrections to the space requirements must be made immediately to minimise abortive design work.

5.2 It is assumed that the centres at Swinton, Walkden, Eccles and Pendleton will have a combined one stop shop and library. 

5.3 The library at Eccles was not originally included in the LIFT proposals and affordability assumptions.  There would be advantages to both LIFT and the library service if the concept of an integrated service could be delivered in Eccles, as per the other town centres.  Excellcare have been asked to consider how inclusion of the library could potentially be funded, without the Council incurring full lease-plus costs.  It currently seems unlikely that any concession will be offered.

5.4 The 51 Social Services staff from the Corporation Road office in Eccles will be temporarily relocated to Peel House, Eccles. It is currently assumed that the staff will subsequently be transferred in to the LIFT building, with the possibility of locating their training function there at a later date.

5.5 Swinton Library will be temporarily relocated to portacabins on the Civic Centre lawns. Planning permission for the portacabins was granted at the Panel on the 8th May. Authority to let the contract for the building works is the subject of a separate report.  It is estimated that they will be ready for use by the end of August. The war memorial, currently at Lancastrian Hall, will be permanently relocated elsewhere. The relocation of the judo club is still the subject of negotiation.

5.6 Depending on the design and location of the new building, there may be a need to temporarily relocate Broadwalk library in Pendleton.  The former Social Services premises at Lime Court have been identified as a possible location.

6 Design Progress and Consultations

6.1 Excellcare have been refining and developing the architectural designs for the sample schemes, which were submitted in the original bid, in response to a condition on the preferred bidder letter, and working on the non-sample schemes. In addition to Taylor Young, Excellcare have now employed MBLC, Austin Smith Lord and Stevenson Bell, in order to strengthen the capacity of their design team and ensure a variety of design. 

6.2 Public consultation for the town centre sites took place at Swinton and Charlestown on 6th May, at Walkden on 15th May, at Pendleton on 16th May, at Eccles on 20th May and Lower Kersal on 21st May. The Council had expressed concern that the meetings took place before detailed design work on the non-sample schemes has been completed, and before significant issues, such as traffic and parking, have been resolved and some of the meetings did prove unproductive.   
6.3 All six of the first wave schemes have outline planning permission. The timetable, signed up to in the preferred bidder letter, anticipated that full applications for Swinton and Charlestown would be submitted on the 2nd May, with financial close on 1st August. However, those applications are now overdue, as Excellcare have been unable to complete necessary consultations in order to meet the deadline.   Several issues relating to design and affordability still remain unresolved.

6.4 The City Council are being asked to agree a floorspace schedule and outline design for the Swinton scheme prior to submission of the planning application.  Although the proposals are acceptable in principle, it is not certain the floorspace schedules exactly meet Council requirements and affordability.

6.5 Full applications for the other four schemes should have been submitted on or before 31st May, with financial close on the 1st September. However,  design work on these schemes is well behind schedule.  

6.6 It is apparent that the complexity of the site constraints and scheme designs on all the town centre sites mean that the target timetable set by LIFT is unrealistic.

6.7 The sale of the sites to the PCT is required before financial close. Valuations for Pendleton and Walkden have not yet been agreed with the District Valuer. Heads of Terms for the sales are also being negotiated and the terms of disposal will require approval from the Lead Member for Development Services.

7 Service Design

7.1 Discussions with the architects have concluded that each town centre building should be served by one main reception for the whole building, which will be jointly operated by City Council and PCT staff. The service should be able to deal with a range of queries and access information relating to all the services within the buildings. This reception would also act as the base for the library and one stop shop.  There may be personnel implications for this arrangement as discussions continue about how the front line customer services are to be managed.

7.2 Discussions continue between the PCT and the City Council as to how key processes will be redesigned to ensure improved integration between the 2 organisations and to ensure that services meet customer needs. At this stage the PCT have decided to follow the City Council’s lead on this issue and adopt a “life events” model to ensure that services to be provided within the centres are driven by the needs of Salford residents. Presentations have also been made by Salford Direct staff to PCT Executives and the PCT Board about the major progress made by the City Council in developing their own Customer Services strategy and the possibility of piloting some joint working operations in the short term is to be examined further.

7.3 In practical terms, in respect of the Lease Plus rental for the one stop shop area, the current preferred option is for the Council to lease and staff the whole area, and to recharge the PCT and other partners pro-rata on the number of enquiries handled.  

8 Publicity

8.1 ExcellCare are now assisting the PCT with public involvement in the project, through consultants, F squared.

8.2 Information on LIFT in Salford has been placed on the Council’s web site and it is intended that this be frequently updated.  An article is being prepared for the next edition of Salford People.

9 Conclusion

9.1 Given the severe constraints imposed by the LIFT timetable, the project is making reasonable progress.  The failure to meet the original target for submission of the first two detailed planning applications, in itself, should not prejudice the overall timetable.  However, it is indicative of the problems inherent in trying to build large-scale building projects at the same time as the services to be delivered are still being designed with little time to consult clients, potential users and neighbours.  The pressure to meet tight deadlines is now driving the initiative, to the detriment of the design process.  This issue has been raised with officers of the PCT.

9.2 The opportunity to bid for PFI credits is welcome. However, it must be noted that the Council is committing itself to Lease Plus agreements before the outcome of credit applications will be known. 

MALCOLM SYKES

Director Of Development Services

APPENDIX A: SUMMARY OF CITY COUNCIL LEASE REQUIREMENTS

Draft 12 May 2003

Items in italics to be confirmed

SWINTON

· One-stop shop and library counter: 8 open plan and 4 private interview rooms; room for future expansion required.  5/6 PCs for library circulation/PC bookings/enquiries + 2 printers – doesn’t all have to operate from same counter

· Adult library: shelving for 35,000 adult books, 3,500 items of audio-visual material and 1,500 reference items; 14 public access PCs and 4 OPACS.

· Children’s library: shelving for 6,000 children’s books, 200 items of audio-visual material and 75 reference items; 6 public access PCs and 2 OPACS dedicated children’s toilet – or ‘safe’ toilet within building. Access to water/washing facilities. 

· Room for seating area within both adult and children’s area.

· Library workroom (with shelving and broadband connection for 4 PCs and 1 printer), plus storage space.  To accommodate 7 staff at any one time

· Store for reserve stock. 

· Staff office:  general office space for 3 staff and 4 private staff rooms for library staff, with access to PCs, and 6 one stop staff.

· Plus access to meeting, community activity and interview rooms on an occasional/sessional basis.

· NB: Flexible community meeting room in Swinton must be 160 m2 in largest configuration, with ancillary catering, cloakroom and storage facilities.

WALKDEN

· One-stop shop and library counter: 8 open plan and 4 private interview points; 5 PCs for library staff use for library circulation/PC bookings/enquiries + 2 printers – doesn’t all have to operate from same counter    room for future expansion required.

· Adult library: shelving for 12,500 adult books, 1,000 items of audio-visual material and 300 reference items; 15 public access PCs 3 OPACS

· Children’s library: shelving for 5,000 children’s books; 200 items of audio-visual material and 50 reference items; 5 public access PCs; dedicated children’s toilet - or ‘safe’ toilet within building. Access to water/washing facilities. 

· Room for seating area within both adult and children’s area

· Library workroom (with shelving and broadband connection for 5 PCs and 1 printer), plus storage space.  To accommodate 5 staff at anyone time.

· Staff office: 3 library staff, (access to PCs) and 6 one-stop staff. 

· Plus access to meeting, community activity and interview rooms on an occasional/sessional basis.

· [NB: Flexible community meeting room in Walkden must be 190 m2 in largest configuration, with ancillary catering, cloakroom and storage facilities.]

PENDLETON

(Assuming that Broadwalk library is included)

· One-stop shop and library counter: 8 open plan and 4 private interview points; 4/5 PCs for library staff use, for library circulation/PC bookings/enquiries + 2 printers – doesn’t all have to operate from same counter; room for future expansion required.

· Adult library: shelving for 11,000 adult books, 1,200 items of audio-visual material and 400 reference items; 14 public access PCs 3 OPACS.

· Children’s library: shelving for 3,000 children’s books, 200 items of audio-visual material and 50 reference items; 6 public access PCs 1 OPAC dedicated children’s toilet or ‘safe’ toilet within building. Access to water/washing facilities. 

· Room for seating area within both adult and children’s area.

· Library workroom (with shelving and broadband connection for 5 PCs and 1 printer), plus storage space.  To accommodate 6 staff at any one time. 

· Staff office: 3 library staff, (access to PCs) and 6 one-stop staff.

· Plus access to meeting, community activity and interview rooms on an occasional/sessional basis.

· [NB: Flexible community meeting room in Pendleton must be 160 m2 in largest configuration, with ancillary catering, cloakroom and storage facilities.]

ECCLES

(Assuming that the existing library is incorporated.  If the library is not included in the site, it will not be possible to integrate the library and one stop shop, as per the other schemes.)

· One-stop shop and library counter: 8 open plan and 4 private interview points; 5 PCs for library staff use for library circulation/PC bookings/enquiries + 2 printers – room for future expansion required.

· Adult library: shelving for 15,000 adult books, 1,500 items of audio-visual material and 1,450 reference items; 16 public access PCs, 3 OPACs.

· Children’s library: shelving for 4,500 children’s books, 200 items of audio-visual material and 50 reference items; 5 public access PCs 1 OPAC dedicated children’s toilet or ‘safe’ toilet within building. Access to water/washing facilities. 

· Room for seating area within both adult and childrens area.

· Library workroom (with shelving and broadband connection for 4 PCs and 1 printer), plus storage space. 4 staff at any one time.

· Store for reserve stock.

· Resources area (bibliographic services, serves all libraries) – 7 PCs 2 printers 4 staff – minimum 22’ x 37’.

· Currently stationery/stores for all libraries administered from Eccles library – space plus 1 PC/ printer.

· Talis System Centre  – secure area for server, unix box, 3 PCS and printer - room for expansion. 

· Staff office: 5 library staff, (access to PCs) + one private office (access to PC) and 6 one-stop staff.

· Office accommodation for 51 members of social services staff (who work in teams and are out of the office for part of the day).

· Potential inclusion of 14 social services training staff within the education and training function (to be developed in consultation with LIFTCo and PCT)

· Plus access to meeting, community activity and interview rooms on an occasional/sessional basis.

[NB: Flexible community meeting room in Eccles must be 160 m2 in largest configuration, with ancillary catering, cloakroom and storage facilities.  However, consideration could be given to locating this in Eccles Town Hall instead of in the LIFT centre.]
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