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1.0

Executive Summary

1.1

1.2

1.3

1.4

1.5

1.6

1.7

1.8

1.9

1.10

The current total annual running cost at March 2013 base date for the Knowle Site is
£431.487 with energy costs are £75,070 producing 401 tonnes of CO2,

It has been assumed that if essential repairs or office relocation were to be undertaken,
the works would be completed by March 2014. Therefore the running cost would be
realised in March 2015 after a full year of occupation. Running cost figures have been
projected to March 2015 to allow for accurate comparison and the incorporation of
appropriate indices inflation.

It is estimated that if no essential works were carried out, and the Knowle site was to
remain in the state of repair which it is in today, running costs at March 2015 would be
£458,170 with energy costs £83,901 producing 401 tonnes of CO2.

The total approximate cost for the carrying out of “essential priority” works at March 2013
to halt and rectify building detoriation, remedy health and safety issues and reduce energy
consumption is £1,566,000

It is anticipated that as a result of carrying out the “essential priority” works to Knowle, the
revised total annual running cost at March 2015 would be £431,239 energy costs are
£61,784 producing 291 tonnes of CO2.

This represents a saving as at March 2015 base date of £26,929 overall, with energy cost
reducing by £22,117 and carbon reducing by 110 tonnes.

In terms of energy / carbon savings this represents very poor value on the money spent.
This is potentially due to:-

» The floor area of Knowle of 7,722m2, when EDDC requires a maximum functioning
area of 4,225 m2 reducing to 3,352 for their Work Smart initiative.

* The nature of the structure and fabric of the Knowle building.

* The current inefficient electrical night storage heaters requiring replacement.

* Some of the “essential priority” works needing to be carried out for health and safety
reasons.

By way of comparison for a new purpose built office of some 4,225m2 built to a BREEAM
Very Good standard, the revised total annual running cost at March 2015 base date is
anticipated to be £300,184. Energy costs being £36,633 producing 172 tonnes of CO2.

For a similar 3,352 m2 purpose built office the revised total annual running cost at March
2015 base date is anticipated to be £269,424. Energy costs being £29,064 producing 136
tonnes of CO2,

A simple comparative table is included in Section 8 - Summary
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Introduction

2.1

This report is in response to a request from East Devon District Council to provide a report
providing the following:-

« Identification of maintenance and energy costs currently being expended
Identification of maintenance issues and key elements of energy infrastructure
requiring reinforcement or replacement

« Prediction of likely maintenance and energy costs following rectification of above
issues

« Prediction of future energy and maintenance costs for a bespoke new office
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3.0 Basis of Report

3.1

3.2

3.3

3.4

To facilitate a basic like for like comparison it was decided that all costs should be
compared on a current basis and therefore all figures in this report have been adjusted to
March 2015 where appropriate.

The following information was used in the calculation of current energy and maintenance
costs:-

¢ [East Devon District Council Year End Monthly Budget Monitoring Reports (Period 12
for 2010, Period 12 for 2011, Period 12 for 2012 and Period 12 for 2013).

» EDDC's survey of current heating systems within the existing buildings (marked up
floor plans showing wet heating systems and electrical night storage heated areas).

» EDDC's Gas and Electricity quantity consumption, 1% April 2012 - 31 March 2013.

e EDDC's Gas and Electricity cost, 1* April 2012 - 31* March 2013.

The following information was used to ascertain the scope of essential repairs and
maintenance issues required:-

* Assessment of Energy Saving opportunities at the Knowle prepared by TJL Associates
dated 14™ April 2008.

e The main elements of building requiring replacement / refurbishment outlined with
response to Richard Thurlow dated 29" August 2012.

The following information was used to calculate likely energy, maintenance and carbon
costs:-

* Assessment of Energy Saving opportunities at the Knowle prepared by TJL Associates
dated 14" April 2008.

* Davis Langdon Standard Office Refurbishment Cost Model, summarised version as

published in Building Magazine September 2009.

BCIS General Building Cost Indices as of 29/05/2013.

BMI Energy Cost Indices as of 29/05/2013.

BMI All-in Maintenance Cost Indices as of 29/05/2013.

Bank of England Projected Consumer Price Indices as of 29/05/2013.

The Energy Consumption Guide Nr 19— “Energy use in offices” crown copyright 2000.

Conversion Factors Energy and Carbon Conversions 2011 Update- Guide CTL 153-

The Carbon Trust.
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4.0 Analysis of Current Running Costs

4.2 The running costs directly attributable to the Knowle were collated from the 2012/13
Budget Monitoring Report Period 12 YTD costs and allotted to the following cost heads:-

Planned Maintenance

Reactive Maintenance

Electricity Consumption

Gas Consumption

Water Consumption

Council Rates

Buildings Insurance

Employee Costs

Grounds Maintenance

Property Service Costs

Recharge costs for services from other depariments
Other costs associated with property maintenance
Other running costs

4.3 The current total annual running cost at March 2013 base date for The Knowle Site is
calculated and set out within Appendix A of this report is £431,487 energy costs are
£75,070 producing 401 tonnes of CO2.

4.4 Al costs were then adjusted using the most suitable cost indices to provide forecast

running cost at a March 2015. Costs at March 2015 would be £458,170, with energy costs
£83,901.
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5.0

Essential Works

5.1

5.2

5.3

54

5.5

Following a review of previous maintenance plans and issues highlighted in previous
reports it is apparent that in anticipation of a move to a new site various repairs and
maintenance projects have been delayed to ensure that expenditure of significant funds
with long term payback are avoided.

The following issues were considered by EDDC as a priority if the building has to be
occupied for the medium term (say 5 years} in order to halt and rectify building detoriation
and reduce energy consumption to acceptable levels.

. Replacement of poor condition single glazed windows to the 1970's office building.
(Double glazed upvc windows have already been installed in the older part of the
building to reduce draughts and excessive heat loss.

. Installation of cavity wall insulation to the 1970's office building, subject to survey to
ascertain the extent and specification of any install insulation

. Replacement of the existing electrical switchgear as the existing incoming mains
cabling is undersized and is overheating creating a safety issue. Replacement of
existing boilers which are well beyond their expected lifespan. EDDC confirm that
breakdowns are occurring on numerous occasions during the winter heating
season

. Replacement of the old electric storage heaters to various parts of the old hotel
building.

. Replacement of valves and controls to existing radiators many of which no longer
function.

. Replacement of the existing electrical wiring system.

. Replacement of inefficient office light fittings.

. Replacement of existing discontinued telephone system and associated
communications and data cabling system.

. Re-roofing existing flat roof areas to the 1970's office buildings which are leaking
on a regular basis and are insufficiently insulated.

The list of potential repairs, replacements and upgrades raised previously was more
extensive, however the scope has been reduced to reflect only those items that pose a
health & safety threat, reduce the existing energy consumption, provide a burden on the
existing planned maintenance regime and increase the costs the level of reactive
maintenance. It is also important to reflect the current local authority funding climate and
reject those issues that provide no direct benefit.

In addition to the essential works identified above, there are other matters that could affect
energy consumption, but these matters have not been included within the assessment
because of either the payback period or there are questions over whether such are actually
required, for example;

» Installation of a Voltage optimiser — it is understood that the capital cost could be in the
order of between £ 21,500 - £ 29,600 with a payback period of between 50 and 67
months

It is clear there are other matters which the Council wish to carry out to improve the
premises, but such matters have not been included in the assessment since such have no
affect on either energy consumption or health and safety.

These matters include;
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» Upgrades of the Fire Alarm and CCTV systems
o {Note it is understood that the current installations are compliant with existing
legislation)
Replacement of 3 Nr steel external fire escape staircases within the next 5 — 10 years
e Cyclical external redecoration (overdue by at least 3 years) removal of redundant
chimneys and replacement of roof lights.
« Phased programme of internal redecoration, renewal of floor coverings, replacement of
internal flush doors with FD3S veneered doors incorporating vision panels and
refurbishment of toilets and kitchenettes.

5.6 The total approximate cost of essential works including professional fees but excluding VAT
at March 2013 price basis is £1,566,000 as identified in Appendix B.
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6.0

Revised Running Costs

6.1

6.2

The principle changes to maintenance and energy costs attributable to the completion of
essential repairs and upgrades are as follows:-

1.

Replacement of the existing single glazed windows with uPVC double glazed windows
is expected to reduce the heating energy consumgption by 32,000 kWh.

Replacement higher efficiency boilers and controls as well as replacement of radiator
controls are expected to save a minimum of 30,000 kWh. Reactive maintenance costs
and staff costs in managing faults, breakdowns and control heating periods will reduce
the current costs being expended at approximately £4,814 per annum.

Replacement of the old electric storage heaters with an extended LTHW heating
system to all areas in the existing old hotel provide an overall energy reduction for both
gas and electric of 35,407 kWh. Note that this explains why the electric consumption is
higher and the gas is lower than typical EUI values.

Replacement of the existing light fittings with new high frequency fittings is expected to
reduce the electrical energy consumgption by 96,000 kWh.

Replacement of the three different telephone systems with a new integrated system
including IT & data could save approximately £1,000 per year on direct repair costs.

Re-roofing the 1970’s office block is likely to save approximately £1,000 per year on
dealing with leaks and damp damage and with new levels of insulation reduce heating
energy consumption by 2,300 kWh.

The total energy saving would therefore be approximately 195,707 kWh per year. This
figure would obviously vary on building usage, climate, fluctuations in occupancy etc.

The revised total annual running cost at March 2015 base date following essential repairs
is anticipated as set out within Appendix C of this report as £431,239. With energy costs
are £61,784 producing 291 tonnes of CO2.
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7.0 New Build Office Running Costs

7.1

7.2

7.3
7.4

7.5

7.6

Calculation of anticipated running costs of a new build office assumes the following:-

1. The BREEAM rating of the new building will be such that the annual delivered energy

consumption {EUI) will achieve Good Practice levels as a minimum. For the purposes of
this calculation the exact EUl figure in kWh/m2/yr has been taken for a naturally
ventilated open plan office i.e. 79 kWh/m2/yr for Gas and 54 kwh/m2/yr for electric. It is
likely that a Breeam Excellent office would exceed this figure but further design would
be required to identify the likely performance of the proposed scheme. A conservative
approach has therefore been taken for the purposes of this study.

2. The number of staff employed in the new facility will remain at the current level. 1t is

understood desk spaces will be reduced to allow for modern working practices.

3. There will be a negligible amount of grounds maintenance
4. No residual costs for the Knowle are incorporated within the calculations.

5 A small allowance has been allowed at £5,000 to cover minor repairs and is exclusive

of the defects liability period obligations of a contractor following build completion.

6. All other items have been adjusted on a pro-rata floor area basis including water and

council rates, insurances, property services costs and other running costs.

Costs have been calculated for the two current options being considered for the new
offices, these are;-

Option 1 - 355 desk spaces with gross internal area of 4,225 m2

Option 2 - 250 desk spaces with gross internal area of 3,352 m2

For Option 1 the revised total annual running cost at March 2015 base date is anticipated
as set out within Appendix C of this report and is £300,184 energy costs are £36,833
producing 172 tonnes of CO2.

For Option 2 the revised total annual running cost at March 2015 base date is anticipated

as set out within Appendix C of this report and is £269,424 energy costs are £29,064
producing 136 tonnes of COZ2.
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8.0 SUMMARY

8.1 The comparative data at March 2018 is set out in the following table:-

Energy Energy
Option Total Running Cost Consumption Cost co2
£lyr kWh/yr £lyr Tonnes

Do Nothing and retain as 458,170 1,076,426 £83,901 401
existing
Repair ! Upgrade 431,239 880,719 £61,784 291
existing building
New Build Option 1 - 300,184 533,829 £36,633 172
GIA 4,225 m2
New Build Option 2 - 269,424 423,525 £29,064 136
GIA 3,352 m2
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APPENDIX 2
EAST DEVON DISTRICT COUNCIL 5 August 2013

Office Accommodation
Budget to Financial Viability Gateway Only

Anticipated Expenditure
Consultants
Davis Langdon PM Services
Project Management Sarvices « Apr 12 - Dec 12 £ 182,742
QS Services
Review of Maintenance and Energy Cosls £ 3,000
£ 185,742
Kensington Taylor Archilectural Sarvices
Agreed Final Fes £ 70,450
£ 70,450
Thomass Lister Commercial Land Agent
Agreed Fee b date £ 10,324
Contingancy for further involvemeant £ 10,325
£ 26 849
Ball Comwell Flanning Consuhtanl
Agreed Fes to date £ 11,512
11512
Peter Brett Ass Economic Impaci Assessmenl
Agreed Fee lo date E 13,6896
£ 13,899
Veale Wasborough Vizards Legal advice and assistance
Agreed Fee 10 date i£ 4 269
E 4,269
James Harpar PR Consultant
Agreed Fes o date E 1,600
Ealance from budget £ 3,400
£ 5,000
Oaborah Hallet Facilitator
Agreed Feo 10 dale £ 4 950
£ 4,850
Designed by Soap Infographec
Agresd Feo o date £ 489
£ 489
initisl Survey Costs
Topegraphical Survey - AP Land Surveys £ 3,700
Tres Suivey and Constraints Plen - Advancad Asboriculture £ 3922
Ecological Impact A - Devon Wildiile £ 7489
Flood Risk Assessment - Sands Consulting £ 2210
Ground Conditions / Geo Environmental Desk Siudy - AECOM E 2,700
Transpont Stetement, including affect on Car Parks - Sands Consulting E 4470
£ 24,70%
Others
Aliowances lor independent Market Research and Stakeholder Meetings £ 14,550
£ 14,550
£ 382,221
Camied Forward £ 382,221




Brought Forward

Client Costs

EDDC Tolal Employment Cosls £ 3512
EDDC Total Premisns Costs, including Planning App Fee E B8I77
Transport Costs [ 4 125
Ei 1t and plant p £ 31
Equipmant Hire £ 250
Catanng supplies £ 143
Furnuture purchasa £ 210
Slationary £ M2
Internal documant phating E 254
Legal Costs (Prev Budget £ 36 000 00) Considersd mnimal dunng Venhcation Panod. Ravised to £ 1825
IT Hardwara purchase £ 98
15,853
Anticipated Costs |
£DDC intenal disbursemants costs Estimaled £ 3,000
EDDC - Provision of intermal rescurte Estimatad £ 8,000
Legal Costs Estmated £ 8,000 i
Public Consultation / Engagemeni Costs Estmated £ 4,000
195.000
34,853
Contingency Allowances £ 34 983
Aliow 10 % Conlingency on Extemal Consullant Costs £ 36,222
Allow 10 % Gontingency on Internal EDDC Costs £ 3,485
Reduction 1o balance appraved budgat of £ 409,687 (Cabinat 17 July 2013) -£ 7,205
Currenl Contingent allowance £ 12513 E 12,813
[Total estimated costs to Decamber 2013 £ 409,887
Costs posted to data including accruals(as attached Worksheet) £ 303,134

Cost to date

£ ELFEH

Balance available still to be expended

Nota

All coats identifiad sbove excluds VAT

12,513

Amount of Contingency as this Report - £

—_—

£ 106,563




East Devon District Council
Relocatlon Budget to Financial Viability Gateway Only
Asseasment Review - 5 August 2013

COSTS POSTED to - end of Pariod 04 2013

FY 12113 FY 13/ 14 Cumulative
Account Description Parlod 1 -12 Parlod 1 -4
Inciuding Accurals
oo Wages £ 1738 € 1.738
[AR1) Qvertime £ 1] € a1
0260 NI Ers Rev Exp £ 44 £ 44
0500 Recrultment Advertising £ 1,868 £ 1,668
Total Employment Costs £ 3,512 £ - £ 3512
1242 Room Hie £ 45 £ 45
1420 Planning Feas £ 8,585 £ 8,585
ap1s Room Hire £ 57 £ 90 £ 147
Total Pramises Costs £ 8.8a7 £ 80 £ 8
2600 Transport Costs E 125 £ - £ 125
£ 125 £ - E 125
a0 Equipment & Plant Purchases £ 31 £ - £ e
3030 Equipmant Hire £ 250 £ - £ 250
3081 Catering Supplies Food £ 143 £ - £ 143
3100 Fumiture Purchase £ 210 £ - £ 210
3250 Stationery £ 268 £ 74 E 42
3254 Internal Dac Centre Printing £ 254 £ - £ 254
2300 Non Proparty Contractors £ 34,292 E 38,402 £ 72,604
450 Fees £ -] £ - £ -}
3480 Consultancy - Advice E 97,556 £ 7.233 £ 104,789
3484 Technical Suppont £ 93,529 £ E £ 93528
3480 Legal Fees {VIWV) £ 4,583 £ - £ 4583
3480 Lagal Fees (Counsel) £ - £ . E -
3991 IT Hardware Purchasa £ 28 £ - £ -]
E 231,508 E 45709 £ 2717215
Total Suppiies and Services
Acturals { Consulant Ledger) £ - £ 13,505 £ 13,504
Other adjustment £ - E - E -
£ . £ 13,608 E 13,506
5481 PC Support Recharge £ - E 2080 E 2080
5511 Estates & Econ Dec Recharge £ - £ 3,070 £ 3.070
£ - E 5,160 £ 5180
TOTAL E 243,830 £ B84, 464 £ 300,264
Adjustrants
5461 PC Suppori Recharge
Revarsed as agresd MW 17 6 13 £ - -£2 083
5511 Estates & Econ Dec Recharge
Reversed as agroed MW 17 6 13 £ - -E2.070
£ B £5 g ES, 180
TOTAL E 243,830 E 59,304 E 303,134







34

Cabinet, 17 July 2013

EDDC Office Accommodation — key decision

Richard Cohen, Deputy Chief Executive presented his report on options to address
the Council’s future accommodation requirements. Since the Development
Management Committee (1 March 2013) had refused the application for alternative
use of the Knowle site, work had continued on the viability analysis of various options:

> Remaining at the Knowle in a reconfigured form
> Honiton options

> Relocation to Cranbrook

» Other sites in the district

The viability analysis identified that remaining at the Knowle site was not a
sustainable option as the ‘outdated’ offices were not fit for purpose and costly to run.
The report included the Council's continued commitment to

> providing fit for purpose and functional office accommodation that placed no
extra burden on the East Devon tax-payer, and,

> to maintaining a significant presence in Exmouth.

The option to move would use capital receipts from the sale of the Knowle and, if
required, prudential borrowing up to a maximum of £4.8M (the calculated savings on
running costs over the 20 years following the move).

Key overall risks within the project were noted by Cabinet together with how these
would be managed. The calculations included a 20% contingency. The public
speaker had stated that the carbon cost of relocation would take 50 years to recoup.
The Deputy Chief Executive challenged this statement. He said that although there
would be an inevitable carbon cost, this needed to be balanced over time and the
argument was out-weighed by the energy efficiencies of new offices. A more accurate
calculation would be 11 years. One of the key drivers for the proposed relocation was
the high running costs and essential maintenance required at Knowle. However, the
project was not just about the need to save money; it would help facilitate improved,
modern, efficient service provision.

The Deputy Chief Executive also advised that the ‘new’ part of the existing Knowle
complex did not have the capacity to accommodate all EDDC staff and so the
associated suggestion to sell off the historic part entirely for residential use was not
feasible.

The reasons for refusal of the Knowle application considered by the Development
Management Committee on 1 March 2013 had been taken into account and it was
now proposed to limit potential development on the Knowle site to 3 zones — the lower
park and lower car park zones had been removed from the development proposal.
This was an important change that addressed local concerns and retained the site’s
viability as it continued to be attractive to developers. Use of Manstone Depot within
the development proposals would meet the development's affordable housing
requirement.

The Project Viability report identified key milestones (Gateway Decisions) which
would require EDDC approval to progress to the next stage of the project. The
timeline for relocation was set out in the report. Alternative sites might come forward
during the process and these would be given proper consideration.
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Cabinet, 17 July 2013

34 EDDC Office Accommodation - key decision (continued)

During debate on the report the following points were made:

>

YV V V V VYV VY

v

Members welcomed the clear and helpful report and praised Richard Cohen,
Deputy Chief Executive and Stephen Pratten, Relocation Manager, for their
work. The report had been well presented with clear options and reasoning.

Moving the discussion to the public domain was welcomed

The impact of the Office move on Sidmouth would be taken into account
The move had the potential to create jobs elsewhere in the district

The carbon cost of the move would be taken seriously but put in perspective
Many of the offices in Knowle were inadequate for modern business

It would be better to invest in new purpose built facilities than waste money in
trying to maintain out of date, costly office space which was not fit for purpose

The proposal would preserve parkland at Knowle for the benefit of the local
community. The grounds were currently not used much by the public and the
proposed transfer to the Sidmouth Town Council could result in their wider
enjoyment.

Reducing the development zones from 5 to 3 was welcomed.

The process would have been less difficult if the Council had carried out earlier
consultations with local residents and stakeholders

The proposed stages in developing the project and the monitoring that would
be in place was helpful and reassuring

The Knowle was a prestigious building and the parkland was beautiful

Although the report suggested options to relocate to Honiton and Cranbrook,
the Council would retain an open mind and consider other options that may
come forward during the process.

The new offices should be located centrally and use made of local ‘hubs’.

The East Devon Business Centre was a good example of an office base for
mobile working. A similar approach could be adopted for the local ‘hubs’ which
could also offer local employment opportunities.

The Council needed to be able to take advantage of new ways of working and
increased use of technology to improve service delivery and achieve
efficiencies.

The Leader thanked the Cabinet and other Members present for their valued
contribution to the debate. He confirmed that the impact on Sidmouth would be taken
into account and that ways ameliorate this would be considered. Jobs would not be
lost from the district as a result of the proposed move. He believed that the proposed
move from the Knowle was positive and would benefit the whole district.

The vote on the recommendations set out in the report was supported unanimously by
the Cabinet.
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Cabinet, 17 July 2013

34  EDDC Office Accommodation - key decision (continued)

RECOMMENDED

REASON

M

(2)

(3)

(4)

®)

(6)

(7)

(8)

(9)

that Council agree that the costs of maintaining,
refurbishing or building new offices on the Knowle site are
not sustainable and EDDC must therefore look at
alternative locations for a new headquarters;

that the Deputy Chief Executive — Development,
Regeneration and Partnerships be given delegated
authority to enter into formal conditional negotiations on
the acquisition and/or development of a suitable site for
EDDC's new offices;

that a future recommendation be made for consideration
by Cabinet and determination by Council that EDDC
relocate from the Knowle to a new location and premises
subject to a satisfactory and financially viable proposition;

that further reports be referred to Cabinet and Council, as
appropriate, for decisions at future key stages (Gateway
Decisions) of the project;

that it be confirmed that it remains the Council's objective
to hand over ownership of the Knowle Park public space
to Sidmouth Town Council as part of its relocation plans.

that a further £95,333 (ex VAT) be approved from the
Transformation Budget to fund further services necessary
to continue the project and secure the most
advantageous development agreement;

that an ongoing District Wide Stakeholder Group be
established to share and discuss relocation progress and
issues in terms of Council contact, service delivery and
new ways of working;

that a New Office Project Executive Group be set up
comprising selected Cabinet members, senior officers
and Project Manager to oversee project progress;

that wider engagement with members be sought through
a Leader's Think Tank on Relocation.

As set out in the Officer report and appendices.
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