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REPORT OF THE DIRECTORS OF CORPORATE SERVICES AND DEVELOPMENT SERVICES



TO THE LEAD MEMBER FOR CORPORATE SERVICES


ON 4TH OCTOBER 2004


TITLE: 
NHS LIFT: PROGRESS REPORT

RECOMMENDATIONS:
That the report be noted


EXECUTIVE SUMMARY:  The MAST LIFT Company was established in June 2004.  Financial close has been achieved on the Charlestown building and full planning permission granted for the Lower Kersal building.  The four large town centre buildings are not due for financial close until June 2005.  


BACKGROUND DOCUMENTS: None

(Available for public inspection)


ASSESSMENT OF RISK: High

	


THE SOURCE OF FUNDING: The LIFT premises will be developed by the joint-venture Company.  Lease-plus rental of Council accommodation within the buildings will be funding form revenue budgets.

	


LEGAL ADVICE OBTAINED: Yes: Ian Sheard

	


FINANCIAL ADVICE OBTAINED: Yes: Chris Hesketh

	


CONTACT OFFICER:  Barry Whitmarsh. 793 3645


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


KEY COUNCIL POLICIES:

· Salford Partnership Community Plan 2001 – 2006

· Pledge 1: Improving health in Salford

· Annual Library Plan

· Charlestown and Lower Kersal New Deal for Communities



1
PURPOSE OF REPORT

1.1 To provide an update on the progress of the LIFT project.

2
THE LIFT COMPANY
2.1 The MAST LIFT Company was formally established in June.  Mike Burrows, Chief Executive of Salford PCT, is the board member appointed to represent the interest of all ten local shareholders.  
2.2 The Strategic Partnering Board has decided to review the future role and responsibilities of the MAST core team.  An “away day” on the issue was held on 28th September.  
2.3 There was general consensus that the core team is currently performing a valuable function in steering the remaining first wave projects to financial close.  It was also agreed that, for future projects, individual partners would all need to be responsible for planning and progressing schemes, although this could be carried out through the local partnerships.  In the case of Salford, this would mean further development of the partnership between the Council and PCT to share and develop our expertise in service planning, feasibility work, property development, legal advice and project management.
2.4 Once the first phase schemes have been closed, the potential role of a core team would significantly reduce.  However, no consensus has yet been reached as to whether the individual partners and the LIFT Company could simply absorb the remaining functions, or whether a public-sector team would need to be retained to advise the local partners on specialist legal and financial issues.  If a specialist function were to be retained, an attractive option would for it to be hosted by one of the local partners.
3 PROJECT MANAGEMENT IN SALFORD 

3.1 A Salford LIFT Project Board is being established to steer future LIFT projects.  The Director of Corporate Service is nominated as the Council’s representative.  Governance issues around LIFT and the potential need for the Salford LIFT Board to be a decision making body are under review.  A further report will be made on this issue.

4 PROJECT PROGRESS
4.1
Charlestown
4.1.1 Laing O’Rourke has taken possession of the site and began enabling works in the second week of August; works include alterations to the rear of the shops and maisonettes at Concorde Place.  The main construction contract is on programme to start on 8th November 2004.

4.1.2 A schools’ competition to choose a name for the new centre is being coordinated by the PCT.  A public naming ceremony, with ministerial attendance, is being planned for late October.

4.2
Lower Kersal
4.2.1 Financial close for this scheme is now not expected to take place before January 2005, delaying commencement of the scheme until other Manchester projects within the 1B batch are ready.

4.3
Walkden
4.3.1 Job Centre Plus has not been able to contractually commit to the proposed scheme.  A decision has therefore been taken to commission an alternative design, omitting their proposed accommodation.  It is anticipated that the alternative design would be a smaller building, but of similar location and orientation within the site.  A second planning application will be submitted for the alternative scheme later this year.  

4.3.2 Government Office has advised that a public inquiry will be held into the objections to the proposed closure of highways necessary to develop the site.  The objections relate solely to the loss of the car parking on the site.  Independent legal advice has now been obtained that these car-parking areas have not accrued highway rights and ExcellCare therefore propose deleting these areas from the closure Order.  It is anticipated that Government Office would determine the revised application without a public inquiry.

4.3.3 The owners of the Ellesmere Centre have agreed to release the small area of land required for construction of the replacement bus lay-by.

4.3.4 The cost of off-site highway works is likely to be at least £180k higher than allowed for in the original estimates.  The total construction cost of this building is likely to be significantly higher than the agreed benchmark and methods of funding the abnormal costs outside the lease-plus arrangements are to be considered.

4.3.5 Financial close for this scheme is currently expected to be included in the 1C batch, due in June 2005. 

4.4
Swinton

4.4.1 The PCT have met Laithe Investments to discuss the potential link to the precinct and related matters.  Provisional agreement has been reached to incorporate a link to the precinct, with consequent remodelling of city council accommodation.  The agreement includes provision for securing practical construction access over Laithes land and provision for constructing the drop-off facility on Station Road instead of modifying the Chorley Road junction.

4.4.2 The additional capital cost of securing this deal will approach £1 million.   The total construction cost of this building is significantly higher than the agreed benchmark and alternative means of funding the abnormal costs need to be identified. 

4.4.3 A potential significant saving could potentially be achieved if the relocation of the library into a temporary building could be avoided.  When originally planned, use of a temporary building was considered to be the most practical solution.  However, in the light of delays to the project, the cost of the temporary building is increasing and alternative solutions such as temporary relocation to upper floor accommodation within the precinct are being considered.

4.4.4 Financial close for this scheme is currently expected to be included in the 1C batch, due in June 2005.

4.5
Pendleton

4.5.1 A public exhibition of the current proposals was held at Broadwalk Library on 12th July.  The proposals were generally well received.

4.5.2 The Lime Court building has now been demolished and the demolition contract is due to be completed in the next two weeks.

4.5.3 The scheme has been developed in detail since being signed-off by lead member on 1st March.  Discussions are outstanding regarding details of external appearance and the layout of council accommodation, but it is not expected that the final design will be significantly different from that approved in March.  Provided that the outstanding issues are satisfactorily resolved, it is not proposed that the scheme be formally re-presented.

4.5.4 The planning application is due to be submitted in late October.

4.5.5 Financial close for this scheme is currently expected to be included in the 1C batch, due in June 2005.

4.6
Eccles
4.6.1 The Eccles scheme is being progressed as two discrete phases.  Each phase will be the subject of a separate planning application and financial close.

4.6.2 The first phase will include the main health and local authority facilities.  It is intended that this phase will be built as a three-storey building on the footprint of the 1960’s library extension. The council anticipate renting some 500m2 (net) of accommodation in this building, comprising the one-stop shop, part of the library function, and flexible community space of 150m2.  Preliminary sketch designs suggest that all council accommodation will be on the ground floor, with a direct link to the Carnegie library.

4.6.3 Financial close for this scheme is currently expected to be included in the 1C batch, due in June 2005, although this could potentially be brought forward to April 2005.

4.6.4 The second phase will comprise the integrated education and training centre, for the primary care trust, ambulance service and other health and social care providers.  It is anticipated that the council would participate in the integrated training centre, renting space on a sessional basis for social care training.  This will be built as an extension to the rear of phase one, requiring closure of the unadopted highway.

4.6.5 Detailed design work for the second phase has not yet commenced and the timetable for financial close is uncertain.  Contractual commitment for this phase is dependant on the ambulance service’s programme.  Construction work could be carried out in parallel with the first phase.  However, a delay in this phase would allow the existing clinic building to remain in use until phase one is complete, allowing a significant cost saving.  

4.6.6 The remodelled library would include space in both the retained Carnegie building and the new building.  The works in the retained Carnegie building will be designed, funded and implemented by the council.  The estimated cost of these works is in the region of £450,000.  The combined reception, for the library, one-stop shop and other facilities, would be in the new building.  Although the new building will be designed to encourage visitors to use the new main entrance, facing the war memorial, the original entrance to the Carnegie building will be retained as an alternative access. 

4.6.7 Contracts for the relocation of the social services staff from Corporation Road to Emerson House are nearing agreement.  It is anticipated that the relocation will take place in early 2005.  
5
COSTS AND AFFORDABILITY

5.1 The latest financial model for phase 1B schemes shows a forecast unitary charge of £282/m2, considerably higher than the previous benchmark of £228/m2.  This batch does not include any schemes containing Council accommodation.  The financial model for phase 1C, which will include the four big Salford schemes, has yet to be run, but given the high level of abnormal costs (such as the off-site highway works at Walkden and the precinct link at Swinton), the indications are that the charge may be higher.

5.2 At these levels, the forecast costs may not be affordable to the Council or PCTs.  The Mast team is reviewing the financial model to seek potential savings.  Use of enabling funds is also being reconsidered.  However, it is likely that more radical changes would be needed to significantly reduce costs.

5.3 It is now unlikely that the council will incur any lease-plus costs until 2006/07, with the first full year’s cost being met in 2007/08. 
5.4 Options for the funding of furniture costs for the new centres are being considered.  Potential options include use of prudential borrowing and leasing arrangements.  

6
NEXT PHASES

6.1 No programme has been established for the planning and development of suggested wave two facilities in Ordsall, Broughton, Little Hulton and Irlam/Cadishead.  Council officers have begun to consider the potential scope to co-locate council services with health facilities.

7
CONCLUSIONS
7.1 Lead member is asked to note the contents of the report.

MALCOLM SYKES




ALAN WESTWOOD

Director of Development Services


Director of Corporate Services
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