REPORT TO DEVELOPMENT SERVICES SUB COMMITTEE
PART 1

06 NOVEMBER 2003

REPORT OF THE DIRECTOR OF DEVELOPMENT SERVICES

OFFICE ACCOMMODATION STRATEGY REVIEW

RECOMMENDATIONS: That Members note the conclusions of this report and approve the office accommodation strategy as set out below.


(i) The council continues to consolidate its office functions onto four core sites and a reduced number (approximately 20) satellite offices.

(ii) The space standards of a maximum of 11 sq m per person (NIA) in existing buildings and 8 sq.m. per person (NIA) in new or newly refurbished buildings continue to apply.

(iii) Satellite offices are shared between directorates or with other service providers where opportunities arise

(iv) Hot desking is introduced as part of the strategy. 

(v) The further reduction of accommodation as set out in this report to be achieved by September 2005.

 ASSESSMENT OF RISK: Low


BACKGROUND DOCUMENTS: Office Accommodation Strategy report to Cabinet and Council September 2000.
CONTACT OFFICER: Steven Durbar 
Ext 3755

WARD (S) TO WHICH REPORT RELATES: All Wards


KEY COUNCIL POLICIES: Best Value 


1.0
PURPOSE OF REPORT
To review the Councils Office Support Accommodation Strategy and identify changes in this strategy to be implemented over the next two years.

2.0 BACKGROUND

2.1 In September 2000 the council adopted the office accommodation 

strategy recommended by the Office Support Accommodation Best Value Review that:

· The council consolidates its administrative office support 
accommodation onto three or four core sites and a small number of 
satellite offices where directorates share accommodation, adopting 
flexible working practices where appropriate.

· Maximum space standard targets of an average of 11 sq.m per 
person (NIA) in existing buildings and 8 sq.m. per person (NIA) in 
new or refurbished existing buildings are adopted.

2.2
The Review concluded that the total staff numbers requiring office support accommodation was 2490. of this 1895 would be in core office accommodation and 595 in satellite offices.

2.3
It was calculated that if the new space standards were adopted and some hot desking was introduced in satellite offices, the total office space requirement would be 27,600.sq.m. Of this 20,805 sq.m. would be in core accommodation and 6,795 sq.m. in satellite accommodation.

3.0 CURRENT SITUATION

3.1
The current situation is that we have 35,553. sq.m. of office space. 19,638 sq.m. is on four core sites and 15,915 sq.m. is in buildings spread across the city.

3.2
The reduction in the number of buildings and saving in running costs achieved to date is set out in the table below.

	Quantity
	Sept 2000
	Sept 2003
	Reduction/Saving

	No of Buildings
	50
	38 (Inc 3 new bldgs)
	12 bldgs

	Annual Running Cost
	£3,736,099
	£2,910,947 (Inc 3 new bldgs)
	£825,152 per annum

	Area (NIA – Sq.m)
	48,538 Sq.m
	35,553 Sq.m
	12,985 Sq.m


.

In addition to the above the disposal/demolition of surplus office space has led to the generation of £495,000 worth of Capital Receipts to date, with a further estimated £1,050,000 to be realised in the next year.

3.3
Total office based staff numbers being accommodated in office support accommodation is now 2,907 (an increase of 417) of which 1783 are in core accommodation and 1124 are in the offices spread across the city. (it should be noted that whilst the number of staff covered by the office support accommodation strategy has increased the councils overall staff numbers has decreased)

3.4
From the information set out above it can be seen that: -

· Staff numbers to be accommodated in office support 
accommodation have increased significantly. 

· The amount of core accommodation is currently less than that 
predicted to be required.

· The amount of space in buildings spread across the city is 
significantly greater than that predicted to be required.

4.0 CHANGES IN REQUIREMENTS

Since completing the review in 2000 some significant changes affecting office requirements have occurred as follows: -

4.1

 The substantial increase in staff numbers to be accommodated (417 
  increase)

4.2
The establishment of New Prospect Housing, which has resulted in;

· a desire to separate New Prospect staff from council staff

· the principle driver of decisions on the future of A.H.O’s being the 
business needs of New Prospect Housing Ltd

4.3 Changes in housing legislation, which will result in an increase in housing staff, associated with homelessness, housing market renewal and supporting people.  

4.4
 Changes in the delivery of social services with;

· Joint working and sharing accommodation with the PCT

· The move away from area based teams to a split simply between 
the east and west of the city

· The independent actions to invest in a number of buildings which 
social services have needed to undertake to meet their service 
needs

· Not recognising the fact that it was inappropriate to locate certain 
sensitive services in shared satellite buildings.

4.5

   The original concept of satellite offices, being buildings shared by directorates, with the introduction of a significant amount of hot desking not being achieved.

        The principle reasons for this being;

· the changes set out in 4.2 and 4.4 above. (Housing and social 
services were the main occupiers for satellite accommodation.)

· the lack of a corporate hot desking policy to facilitate directorates 
introduction of hot desking.

5.0
PROPOSALS

5.1 Core Accommodation

If we are to continue to reduce the number of occupied buildings and locate staff in core accommodation who do not need to be in satellite accommodation in order to deliver their service effectively, then;

· total core staff numbers would be 2024.

· The amount of space required adopting the corporate space 
standards would be 21,904 sq. m. of space, an increase of 2,268 
Sq.m

The staff numbers used in calculating these figures is highlighted in yellow in appendix 1.

5.2
 Satellite Accommodation 

The total staff numbers to be accommodated in satellite offices is 909. Applying the space standard of 11 sq m per person produces a requirement for 9,999 sq m of space.

It is now considered that in view of the changes set out in section 4 of this report it is not appropriate to continue with the original strategy of seeking to provide satellite office buildings where all directorates share accommodation instead some satellite buildings will be occupied by a single directorate and some will be shared by directorates and/or other service providers.

Building rationalisation should take place through a continuing process of property review, which will;

(i) identify  poorly performing buildings

(ii) identify opportunities where it is appropriate for services to share accommodation 

(iii) identify opportunities where accommodation can be provided more efficiently and as a result make changes and  reductions in the portfolio.

5.3
Buildings currently targeted for disposal, together with buildings worthy of early review are identified coloured blue in appendix 1.

5.4
At the end of this process it is likely that there will be approximately 20 satellite office buildings rather than approximately 9 envisaged in the original strategy. The principle reason for this is that the sharing of buildings between social services and New Prospect Housing Ltd is now not appropriate except in perhaps very limited locations.

6.0
HOT DESKING.

The office accommodation strategy set out in 2000 had projected that hot desking would have a significant impact in reducing space requirements in satellite offices.

Clearly this assumption was too optimistic. However it is considered that the satellite office strategy should still continue to expect service managers to be proactive and instigate and support the introduction of hot desking where there are opportunities to do so. The early establishment of a corporate policy would greatly assist this process.

Whilst hot desking should be a part of the strategy, in view of the uncertainty in its impact no specific space savings have been assumed in the office space projections used in this report.

7.0
 CONCLUSIONS

(i) The council should continue to consolidate its office functions onto four core sites and a reduced number (approximately 20) satellite offices.

(ii) The original space standards of a maximum of 11 sq m per person in existing buildings and 8 sq m per person in new or newly refurbished buildings should continue to apply.

(iii) Satellite offices should be shared between directorates or with other service providers where opportunities arise.

(iv) Hot desking should be introduced and a lead officer given the responsibility for ensuring the production of corporate hot desking and home working policies should be identified.

(v) The further consolidation of accommodation as set out in this report should be achieved by September 2005

8.0
  SUPPLEMENTARY ISSUES


 Within the overall strategy it should be noted that;

8.1     As the Council develops a model for Neighbourhood Management, and the integrated delivery of area based housing, regeneration and development services is enabled via the Housing Market Renewal programme, local regeneration offices will be needed to drive forward local regeneration initiatives.  These local bases will be time limited associated with particular programmes or projects within the 10-year timescale of the housing market renewal plan.  

8.2     Where schools are faced with surplus places, classrooms may be used for office accommodation. The introduction of such uses should be limited in extent, space standards should apply and classroom accommodation should not be used if space in core or satellite office accommodation is available.

8.3 One stop shops are to be provided in town centres at Swinton, Eccles, Walkden and Pendleton as part of the LIFT Project.

MALCOLM SYKES

DIRECTOR OF DEVELOPMENT SERVICES

