
	PART 1

(OPEN TO THE PUBLIC)
	ITEM NO.



REPORT OF THE STRATEGIC DIRECTOR OF CHILDREN’S SERVICES

REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING REPORT OF THE STRATEGIC DIRECTOR OF CUSTOMER AND SUPPORT SERVICES


TO THE LEAD MEMBER FOR CHILDREN’S SERVICES 

ON *TH SEPTEMBER 2005
 TO THE LEAD MEMBER OF PLANNING ON *TH SEPTEMBER 2005

& TO THE LEAD MEMBER OF CUSTOMER & SUPPORT SERVICES 

ON *TH SEPTEMBER 2005


TITLE:  ORDSALL PRIMARY SCHOOL, PHOEBE STREET.


RECOMMENDATIONS:  

Lead Member for Children’s Services 

1. That the enhancement proposals for the Ordsall Primary School and Children’s Centre be approved.

2. That subject to the approval of the additional funding, a total budget of £6,781,610 is approved for the Ordsall Primary School and Children’s Centre.

3. That subject to the agreed target cost being within the approved budget, authority be given to commence the scheme on site.

Lead Member for Customer and Support Services
4. That additional funding of £1,077,524 is approved for the enhancement proposals for Ordsall Primary School and Children’s Centre.


EXECUTIVE SUMMARY:  

It is proposed to construct a new school with integral children and family centres on land located between Phoebe Street and St. Joseph’s Primary School.  This project will be undertaken using the ‘Rethinking Construction’ approach with the work being undertaken by Cruden Construction Ltd, one of the Council’s two partner contractors for this category of work.  It is proposed that approval is given to confirming additional funding of £1,077,524 for Ordsall Primary School to enable the project to meet the aspirations of the Council in helping regenerate the area and to ensure completion of the school by July 2007. Approval is also being sought to a budget of £6,781,610 for the project as a whole.


BACKGROUND DOCUMENTS: 

ASSESSMENT OF RISK:  Medium 

	


COMMENTS OF THE STRATEGIC DIRECTOR OF CUSTOMER AND SUPPORT SERVICES (or his representative):

1. LEGAL IMPLICATIONS



In accordance with Standing Orders

2. FINANCIAL IMPLICATIONS


To be funded from Capital Receipts

under  the Council’s Capital Programme

PROPERTY (if applicable):




HUMAN RESOURCES (if applicable):


	


FINANCIAL ADVICE OBTAINED:  
John Spink – Head of Finance – Customer & 








Support Services

	


CONTACT OFFICERS:
Greg Durkin


0161 778 0421




(Children’s Services)

Steve Gogarty 

0161 793 2694

(Architectural and Landscape Design Service)


WARDS TO WHICH REPORT RELATES:  Ordsall

KEY COUNCIL POLICIES:  Procurement Strategy and the Rethinking Construction Implementation Strategy.


DETAILS 

1.0
BACKGROUND

1.1 It has been established that Ordsall is experiencing significant social problems and the City Council has identified it as a priority area for regeneration. The Council appointed an Independent Consultant to prepare a development framework for the area and the key recommendations from that can be summarised as follows:
· Environmental and infrastructure improvements throughout the estate.
· New development on currently vacant land.
· New development to create natural surveillance to new and existing streets.
· Improve ease of access through the estate.
· New Primary School and Children’s Centre.
· New retail centre on Trafford Road.
· New community facilities.
· New houses and apartments, with emphasis on family housing.
· Longer-term opportunity for mixed development on Ordsall Riverside.
1.2 The proposed school and children’s centre is fundamental to the Council’s comprehensive regeneration strategy. It is seen as a flagship development symbolising the regeneration of the area. Salford’s School Organisation Plan has also identified the need to reduce the level of surplus spaces in the Ordsall area. Construction of a new primary school, which incorporated a Children’s Centre, would allow two old and dilapidated primary schools in the area to close. Replacement of the existing schools with a modern, high-quality building with state-of-the-art facilities is essential for marketing the area for new family housing. In addition, development of the new school and Children’s Centre will release the sites of the existing schools for further family housing and associated facilities.

1.3 Cruden Construction Ltd, one of the Council’s two partner contractors for this category of work, has been selected to undertake and construct the Ordsall Primary School and Children’s Centre.

1.4 The school will be one of the first new buildings constructed on behalf of the City Council using the principles of ‘Rethinking Construction’.

1.5 Council Standing Orders provide for approval of Target Costs by the relevant Director, subject to it being within a budget approved by the appropriate Lead Member.  This will facilitate a start on site as quickly as possible after the agreement of the Target Cost and help to facilitate the opening of the school in September 2007.
1.6 The design and construction programme is extremely tight and in order to further facilitate the completion of the school in time for it to open in September 2007 it may be necessary to overlap the design and construction programmes (as happened at the Salford Sports Village project) and agree the Target Cost in stages.     

2.0
THE RETHINKING CONSTRUCTION APPROACH

2.1 In essence the ‘Rethinking Construction’ Approach involves the following key stages:

· The inception and design of the project. A major benefit of partnering is the early involvement of the contractor and his ‘buildability’ contribution.

· The holding of a partnering workshop involving representatives of the contractor, the client and the design team.  A workshop was held on 14th January 05.  

· The agreement of a target cost and guaranteed maximum price (additional costs and savings not resulting from a client variation will be shared between the Council and the contractor, the contractor normally bearing any costs above the guaranteed maximum price).

· Construction Work and the monitoring of performance against key performance indicators (some of the contractor’s profit is dependent on achieving 4 targets relating to customer satisfaction, time predictability, the elimination of defects and the avoidance of accidents).

3.0
THE PROPOSAL

3.1 Work is currently underway to design the scheme and agree the target cost / guaranteed maximum price for the project, with a view to a start on site in April 2006 to enable a July 2007 completion.
3.2 The latest estimated cost (£5,814,086) has been calculated following several ‘value engineering’ exercises which have been undertaken to try and achieve a scheme that is deliverable within the current budget available (£5,704,086). This has resulted in certain specifications being reduced and some facilities being omitted from the scheme. In particular only 14,230m2 of the 20,740m2 of the site area is now proposed for actual development.
3.3 As stated above, the proposed school and children’s centre is fundamental to the Council’s comprehensive regeneration strategy for the Ordsall area. It is seen as a flagship development symbolising the regeneration of the area.  If this is to be achieved additional funding will be required.  The following enhancements have been identified as the priorities for the achievement of this objective:

· Improving the visual impact of the building,
· Introducing sustainable design,
· Reducing life cycle costs,
· Improving educational standards and facilities,
· Providing community facilities, and
· The introduction of a sprinkler ‘fire-fighting’ system.

It has been estimated that additional funding of £1,077,524 would be required to achieve these objectives.

4.0
FINANCIAL IMPLICATIONS

4.1 The budget available was confirmed on the 10th May 2005 as £5,704,086 and comprises the following:

	Construction costs incl. Professional Fees
	
	£4,975,000

	Client Budget Requirements:
	
	

	ICT for School
	£300,000
	

	Loose furniture and equipment for School
	£200,000
	

	Loose furniture and equipment /ICT for Children & Family Centre
	£104,086
	

	Demolition & Service Disconnections to Existing Schools 
	£125,000
	£729,086

	Total Budget Available
	
	£5,704,086


1.1 The current estimated costs for this scheme, including the Clients Budget Requirements of £729,086 as detailed above, is £5,814,086. This leaves a budget shortfall of £110,000.

1.2 As explained earlier the latest estimated cost has been calculated following several ‘value engineering’ exercises which have been undertaken to try and achieve a scheme that is deliverable within the current budget available. This has resulted in certain specifications being reduced and some facilities being omitted from the scheme. In particular only 14,230m² of the 20,740m² of the site area is now proposed for actual development.

1.3 Comparisons have been made with the cost of providing new schools with neighbouring authorities to check that similar projects cannot be provided for lower costs. The exercise has shown that costs are comparable to the estimated cost for this project. Crudens Construction Ltd, who will be constructing the school, has also been involved in producing the estimated cost for this project.

1.4 It has been estimated that additional funding of £1,077,524 would be required to deliver a flagship development symbolising the regeneration of the area. A key summary of the cost of the enhancements is included in Appendix A attached to this report. 
1.5 The decision to incur additional expenditure in excess of £100,000 is a Key Decision, which requires the approval of the relevant Lead Member(s).
5.0
CONCLUSION

5.1 Approval to additional funding of £1,077,524 would increase the total budget available to £6,781,610 and would enable considerable enhancements of the scheme to meet the Council’s objectives for the area.

JILL BAKER

Strategic Director of Children’s Services
MALCOLM SYKES

Strategic Director of Housing and Planning

ALAN WESTWOOD

Strategic Director of Customer & Support Services

TITLE:  ORDSALL PRIMARY SCHOOL, PHOEBE STREET.


APPENDIX A – KEY SUMMARY OF ENHANCEMENTS & ASSOCIATED COSTS


	Ref
	Enhancement
	Additional Funding Required

	1.
	Funding shortfall between existing budget and current estimate
	£110,000

	2.
	Developing all 20,740m² of the site area as opposed to the estimate allowance of 14,230m² (external works)
	£118,054

	3.
	Enhancement to the Roof Design
	£266,373

	4.
	Aluminum windows in lieu of timber windows
	£27,340

	5.
	Introduction of ‘discrete’ roller shutters
	£22,529

	6.
	Aluminum external doors in lieu of timber doors
	£49,675

	7.
	Upgrade carpet floor finish
	£12,984

	8.
	Introduce grey water installations
	£42,062

	9.
	Upgrade car park and access roads
	£24,704

	10.
	Introduce drainage to football pitch
	£35,726

	11.
	Introduce formal footpaths around the site
	£10,011

	12.
	Relocation of ‘Roberts Memorial Garden
	£7,919

	13.
	School garden area including footpath & shed
	£5,751

	14.
	Wildlife pond including decking and planting
	£29,899

	15.
	Concrete maintenance strip beneath fence line
	£32,942

	16.
	Planting to boundary and wildflower meadow
	£30,606

	17.
	Benches and litter bins
	£8,412

	18.
	Client request for additional IT funding (£450,000 in total)
	£150,000

	19.
	Sprinkler fire fighting equipment
	£92,537

	Total Additional Funding Requirement for Enhancements


	£1,077,524
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