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Cabinet
Wednesday 17 July 2013 - 5.30 pm
Council Chamber, Knowle Sidmouth
Members of the Council who do not sit on the Cabinet are welcome to attend as
observers.
Members of the public are welcome to attend this meeting.





There is a period of 15 minutes at the beginning of the meeting to allow members of
the public to ask questions.
The Chairman has the right and discretion to control questions to avoid disruption,
repetition and to make best use of the meeting time. The Chairman is entitled to
interrupt the speaker to ask for their question to be put.
In addition, the public may speak on items listed on the agenda. After a report has
been introduced, the Chairman will ask if any member of the public wishes to speak
and/or ask questions.
All individual contributions will be limited to a maximum period of 3 minutes – where
there is an interest group of objectors or supporters, a spokesperson should be
appointed to speak on behalf of the group.

Should anyone have any special needs or require any reasonable adjustments to
assist them in making individual contributions, please contact Diana Vernon (contact
details at top of page).
A hearing loop system will be in operation in the Council Chamber.
Councillors and members of the public are reminded to switch mobile phones to silent
during the meeting. If this is not practical due to particular circumstances, please advise
the Chairman in advance of the meeting.

Mark Williams, Chief Executive
Denise Lyon, Deputy Chief Executive and Monitoring Officer
Richard Cohen, Deputy Chief Executive
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AGENDA Part A
Public question time – standard agenda item (15 minutes)
1
Members of the public are invited to put questions to the Cabinet through the
Chairman (Leader of the Council).
Councillors also have the opportunity to ask questions of the Leader and/or Portfolio
Holders during this time slot whilst giving priority at this part of the agenda to
members of the public.
Pages
2

To confirm the minutes of the meeting of the Cabinet held on 12 June
2013 as a true record.

3

To receive any apologies for absence.

4

To receive any declarations of interest relating to items on the agenda.

5

To consider any items, which, in the opinion of the Chairman, should be
dealt with as matters of urgency because of special circumstances.
Note: Such circumstances need to be identified in the minutes.
 If you wish to raise a matter under this item, please do so in
advance of the meeting by notifying the Chief Executive who will
then consult with the Chairman; and
 If the matter is a key decision, and it has been impracticable to
publicise it 28 clear days in advance [in the Forward Plan or
otherwise] the Chairman of Overview and Scrutiny has been
notified, with the reasons for the urgency being set out on the
Council’s website ; or
 If the matter is a key decision and a case of special urgency and
cannot reasonably be deferred, the Chairman of Overview and
Scrutiny has agreed that the item be considered [or if unable to
act, the Chairman of the Council] with the reasons for urgency
being set out on the Council’s website.

6

To agree any items to be dealt with after the public (including the press)
have been excluded. There is 1 item which Officers recommend should
be dealt with in this way.

7

To note the contents of the Forward Plan for Key Decisions for the period
1 July to 31 October 2013.

8

Matters referred to the Cabinet by the Overview and Scrutiny Committee
for re-consideration in accordance with the Overview/Scrutiny procedure
or budget and Policy Framework Procedure Rules under Part 4 of the
Constitution. No items have been put forward.

9

To note or take appropriate action in respect of the minutes of the
meeting of the Overview and Scrutiny Committee held on 6 June 2013.

23-28

10

To note or take appropriate action in respect of the minutes of the
meeting of the Housing Review Board held on 20 June 2013.

29-34

11

To note or take appropriate action in respect of the minutes of the
meeting of the Arts and Culture Forum held on 6 June 2013.

35-39
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6-17

18-22

Part A Matters for Decision – Key Decisions
12

Office Accommodation – up-date
Plus
App – Refurbishment of Knowle offices – costs
App – Knowle energy use and maintenance
App – Viability report
App – Affordability summary

Richard Cohen, Deputy
Chief Executive

40-114

13

Transport Infrastructure investment

Economic Development
Manager

115-119

14

Exmouth Regeneration – Funding Allocation

Development Surveyor/
Mamhead Slipway
Project Manager

120-125

Part A Matters for Decision
15

Systems thinking report
Plus Appendix

Denise Lyon, Deputy
Chief Executive

126-130

16

East Devon and Blackdown Hills Management
Plans

AONB Manager (East
Devon AONB
Partnership)

131-133

17

Planning Policy Broadclyst Neighbourhood
Area
Appendix - Broadclyst Plan

Planning Policy
Manager

134-163

18

Feniton Flood Scheme – request for exemption Senior Engineer
from Standing Orders
(Environment Service)/
Streetscene Manager
Appendix 1– Scheme map
Appendix 2 – Fee proposal
Appendix 3 – Consultants’ replies to brief

164-175

19

Performance Monitoring Report until May 2013
The Month tracking appendix is attached –
other appendices summarising
performance provided as links under
Background Papers in the report

176-178

Corporate
Organisational
Development Manager

Background Papers – listed within Part A reports with links to the documents online.
Private meeting: Local Authorities (Executive Arrangements) (Meetings and
Access to Information) (England) Regulations 2012.
Notice is given of intention to hold this part of the meeting in private as required by the
Regulations. The statements of reasons for meeting to be held in private, details of
any representations received why the meeting should be open to the public in
response to the ’28 clear days notice’ already posted on the Council’s website, and
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the Council’s response to the representations, are set out against each agenda item
below. Where it has been impracticable to comply with the private meeting notice
procedures, the required agreement has been obtained from the relevant chairman or
vice chairman that the meeting is urgent and cannot reasonably be deferred. Notice of
this agreement, if relevant to this meeting, may be viewed on the council’s website.
The proper officer has excluded from public inspection the reports listed below
because in his opinion they relates only to matters during which the meeting is likely
to be a private meeting. The Local Government Act 1972 sets out the circumstances
in which reports may be considered in private.
The Vice Chairman to move the following:“that under Section 100(A) (4) of the Local Government Act 1972 the public (including
the press) be excluded from the meeting as exempt information, of the description set
out on the agenda, is likely to be disclosed and on balance the public interest is in
discussing this item in private session (Part B).”
PART B – Matter for Decision
20

Housing Management
System – new housing
software procurement
Annex 1 – Business Case
Annex 2 – Overall
comparison

Reasons for
consideration in Part B:

Head of
Housing

179-188

1 Para 3 Schedule 12A –
information relating to
the financial or business
affairs of any particular
person (including the
authority holding that
information)
2. The report includes
software selection
details and costs.

Decision making and equality duties
The Council will give due regard under the Equality Act 2010 to the equality impact of its
decisions. An appropriate level of analysis of equality issues, assessment of equalities
impact and any mitigation and/or monitoring of impact will be addressed in committee
reports. Consultation on major policy changes will take place in line with any legal
requirements and with what is appropriate and fair for the decisions being taken. Where
there is a high or medium equalities impact, Members will be expected to give reasons for
decisions which demonstrate they have addressed equality issues.

4

Members and co-opted members remember!
 You must declare the nature of any disclosable pecuniary interests. [Under the
Localism Act 2011, this means the interests of your spouse, or civil partner, a person
with whom you are living with as husband and wife or a person with whom you are
living as if you are civil partners]. You must also disclose any personal interest.
 You must disclose your interest in an item whenever it becomes apparent that you
have an interest in the business being considered.
Make sure you say what your interest is as this has to be included in the minutes. [For
example, ‘I have a disclosable pecuniary interest because this planning application is
made by my husband’s employer’.]
 If your interest is a disclosable pecuniary interest you cannot participate in the
discussion, cannot vote and must leave the room unless you have obtained a
dispensation from the Council’s Monitoring Officer or Standards Committee.

Getting to the Meeting – for the benefit of visitors
The entrance to the Council Offices is
located on Station Road, Sidmouth.
Parking is limited during normal working
hours but normally easily available for
evening meetings.
The following bus service stops outside
the Council Offices on Station Road: From
Exmouth, Budleigh, Otterton and
Newton Poppleford – 157
The following buses all terminate at the
Triangle in Sidmouth. From the Triangle,
walk up Station Road until you reach the
Council Offices (approximately ½ mile).
From Exeter – 52A, 52B
From Honiton – 52B
From Seaton – 52A
From Ottery St Mary – 379, 387
Please check your local timetable for
times.

© Crown Copyright. All Rights Reserved. 100023746.2010

The Committee Suite has a separate entrance to the main building, located at the end of
the visitor and Councillor car park. The rooms are at ground level and easily accessible;
there is also a toilet for disabled users.

For a copy of this agenda in large print, please contact the Democratic
Services Team on 01395 517546
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EAST DEVON DISTRICT COUNCIL
Minutes of a Meeting of the Cabinet
held in the Council Chamber, Knowle, Sidmouth
on Wednesday, 12 June 2013
Present:

Councillors:
Paul Diviani (Chairman/Leader)
Andrew Moulding (Vice Chairman)
Ray Bloxham
Iain Chubb
David Cox
Jill Elson
Stephanie Jones
Ian Thomas
Phil Twiss
Tom Wright

Also
Present:

Councillors:
Mike Allen
David Atkins
Peter Burrows
Deborah Custance Baker
Alan Dent
Christine Drew
Martin Gammell
Graham Godbeer
Mike Howe

Also
present:

Officers:
Mark Williams, Chief Executive
Richard Cohen, Deputy Chief Executive
Denise Lyon, Deputy Chief Executive
Simon Davey, Head of Finance
John Golding, Head of Housing
Karen Jenkins, Corporate Organisational Development Manager
Rachel Pocock, Corporate Legal & Democratic Services Manager
Matt Dickins, Planning Policy Manager
Claire Read, Accountant
Graeme Thompson, Planning Policy Officer
Diana Vernon, Democratic Services Manager

Apologies

Councillors
Non Cabinet Members
Derek Button
Geoff Chamberlain
Steve Gazzard
Steve Hall
Tony Howard
Sheila Kerridge
Mark Williamson

John Humphreys
Frances Newth
John O’Leary
Helen Parr
Geoff Pook
Pauline Stott
Graham Troman
Tim Wood

The meeting started at 5.30 pm and ended at 7.12 pm.
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In compliance with The Local Authorities (Executive Arrangements) Meetings and
Access to Information) (England) Regulations 2012, during consideration of items
on the agenda, alternative options were considered by Members when making
decisions.
*1

Public Questions
Richard Eley referred to Item 18 on the agenda – National Park proposal. He said
that a proposal to bring the Jurassic Coast and Areas of Outstanding Beauty
together under one designation was a ‘marketing dream’. He said that a National
Park designation would significantly benefit tourism and the proposal had support
from local tourist related businesses and organisations. He was disappointed with
the Officer recommendations and hoped that consultation and research would be
carried out before the Council responded to the proposal.

*2

Minutes
The minutes of the meeting of the Cabinet held on 8 May 2013 were confirmed and
signed as a true record.

*3

*4

Declarations of interest
Councillor/
Officer
Paul Diviani

Minute
number
1 & 18

Type of
interest
Personal

Nature of interest

Graham Godbeer

1 & 18

Personal

Vice Chairman of the East Devon
AONB Partnership

Chairman of the Blackdown Hills
AONB Joint Advisory Committee and
member of East Devon AONB
Partnership

Urgent item – Woodbury Neighbourhood Area
The Leader, with the signed agreement of the Chairman of Overview and Scrutiny
Committee, agreed for this item to be urgently considered to enable the Council to
apply for the next round of grant funding.
The report of the Senior Planning Officer set out Woodbury Parish Council’s
application to designate Woodbury Parish as a Neighbourhood Area. In accordance
with the Neighbourhood Planning Regulations, the District Council had carried out a
six week consultation period; no comments or objections had been received. If
Cabinet agreed the proposed designation, the Council could apply to the
Department for Communities and Local Government for £5,000 grant funding to
meet the District Council’s administration costs associated with the designation.
£2,000 of this funding would be granted to Woodbury Parish Council to assist with
their production costs. The deadline to apply for the next round of grant funding was
1 July 2013.
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*4

Woodbury Neighbourhood Area (continued)
RESOLVED

REASON

*5

(1)

that Woodbury Parish be designated as a Neighbourhood
Area,

(2)

that the District Council apply to the Department for
Communities and Local Government for £5,000 grant
funding by 1 July 2013.

The proposal met the Council’s corporate priorities. The
designation would enable the Council to apply for grant funding
from the DCLG. The funding would be used to meet the District
Council’s administration costs associated with the designation
and £2,000 of this funding would be granted to Woodbury
Parish Council to assist with their production costs.

Urgent item – Community Centre Partnership working
The Leader, with the signed agreement of the Chairman of Overview and Scrutiny
Committee, agreed for this item to be urgently considered to avoid delay to the
construction of the Community Centre.
Due to financial details to be discussed, the item would be taken in Part B of the
agenda.

*6

Exclusion of the Public
RESOLVED:

*7

that the classification given to the documents to be submitted to
the Cabinet be confirmed – including the verbal report referred
to at Minute 5 above (Para 3 Schedule 12A – Information
relating to the financial or business affairs of any particular
person – including the authority holding that information). There
were now three items which Officers recommended should be
dealt with in Part B.

Forward Plan
Members noted the contents of the Forward Plan for Decisions for the period 1 June
to 30 September 2013.

*8

Matters referred to the Cabinet
There were no matters referred to the Cabinet by the Overview and Scrutiny
Committee or the Council.
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*9

Housing Review Board meeting – 9 May 2013
Members received and noted the minutes of the meeting of the Housing Review
Board held on 9 May 2013.
The Chairman, Councillor Pauline Stott drew Members’ attention to Minute 81 in
respect of changes to the complaints process under the Localism Act. It was
suggested that the individual role of district Councillors as a designated person
should be delegated to one or more councillors who were not already involved within
the housing service or the Housing Review Board. Councillor Stott asked the
Cabinet to consider the appointment of 3 Councillors to act as designated persons to
work alongside the Tenant Complaint Panel.
RESOLVED 1

that the following decisions be noted

Minute 74

Councillor Jim Knight was appointed Vice Chairman for the
meeting in the absence of the Chairman (the Vice Chairman,
Sue Saunders chaired the meeting.)

Minute 78

The Forward Plan was noted and up-dated.

Minute 79

The annual report of the Housing Review Board.

Minute 80

Housing Service complaints April 2012-13 – lessons learnt,
number and type of complaints, ways in which tenant feedback
was captured, how reported problems were dealt with ‘right first
time’.

Minute 81

Changes to the arrangement for dealing with complaints from
tenants and progress made by tenants with regard to setting up
a Designated Tenant Panel.

Minute 83

Progress being made in relation to the Targeted Family Support
initiative.

Minute 86

Housing Service Quarterly Performance Indicator report.

RESOLVED 2

that the following decisions be agreed

Minute 85

that the impact of Welfare Reform on tenants and the Housing
Revenue Account Business Plan continue to be monitored.

RESOLVED 3

that the following recommendations be approved

Minute 80

(1)

that the Housing Service complaints process continue to
be promoted;

(2)

that the Council sign up to the Chartered Institute of
Housing Complaints Charter.
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*9

Housing Review Board meeting – 9 May 2013 (continued)
RESOLVED 3

that the following recommendations be approved
(continued)

Minute 81

(1)

that District Councillors be made aware of the changes –
an introduction of the new ‘designated person’ and their
role in this respect and new arrangements for dealing
with complaints by tenants.

(2)

that the individual role of councillors as a designated
person be delegated to one or a few specific councillors
who do not have a current role within the Housing
Service;
(The Chairman of the Housing Review Board suggested
that 3 Councillors be appointed to fulfil this role – the
appointments to be made at the July meeting of the
Council.)

*10

(3)

that the letter received from the Tenant Representative
Group be acknowledged and a response sent;

(4)

To note that the Designated Tenant Panel would require
administrative support and would need to be insured and
indemnified by the Council.

Minute 82

that the use of Community Harm Statement be trialled where the
Coucil was investigating the impact of anti-social behaviour on
communities.

Minute 84

that the report on carbon monoxide alarms be noted and the
approach set out in the report be adopted for the provision of
carbon monoxide detectors.

Arts and Culture Forum – 25 April 2013
Members considered the minutes of the meeting of the Arts and Culture Forum held
on 25 April 2013.
The Member Champion for Culture and Chairman of the Forum, Councillor John
O’Leary reported positively on Manor Pavilion ticket sales and the Thelma Hulbert
Gallery initiatives.
RESOLVED

that subject to investigations, an article be placed in the EDDC’s
weekly newsletter, the Knowledge, to bring ‘The Hub’ to the
attention of town and parishes for use as a community tool to
publicise local events and activities free of charge on one
district-wide website.
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*11

Recycling and Refuse Partnership – 25 April 2013
Members considered the minutes of the meeting of the Recycling and Refuse
Partnership held on 25 April 2013.
The Portfolio Holder – Environment and Chairman of the Partnership Board gave an
up-date. He advised that progress was being made in respect of recycling electric
bulbs. The in-cab reporting system due to start in June 2013 had been delayed. The
Citizen app to provide information up-dates and to allow residents to report faults
was soon to be launched.
In response to a concern raised, Councillor Chubb said that he would speak to the
Waste and Recycling Manager about use of smaller general collection vehicles in
Membury to avoid possible damage being caused to hedges and buildings by large
vehicles.
RESOLVED

12

(1)

that the wage increase for SITA employees, as included
in the budget, be agreed,

(2)

that the Waste and Recycling Manager include the cost
of fly-tipping to EDDC on the next Devon Authorities
Waste Reduction and Recycling Committee agenda;

Independent Remuneration Panel – 8 May 2013
Members considered the minutes of the meeting of the Independent Remuneration
Panel held on 8 May 2013.
The Panel had highlighted their concerns about the on-going freeze of Members’
Allowances. They believed that as a result, Councillors may be ‘out of pocket’ and
younger/work-age people could be deterred from coming forward to stand as
candidates at the next local election.
RECOMMENDED

*13

(1)

that the special responsibility allowance for the Chairman
of the Housing Review Board remain at £3,098 per
annum.
(At its 18.4.12 meeting, the Panel had recommended that
the HRB Chairman’s Special Responsibility Allowance be
increased to reflect additional work and responsibility,
with the increase being reviewed in 12 months)

(2)

that no change be made to the Members’ Basic
Allowance for 2013/14.

Annual report of the executive decisions
Members noted the annual report of the executive decisions which were agreed as
urgent (Cases of Special urgency) where less than 5 day’s notice could be given.
(Local Authorities (Executive Arrangements)(Meetings and Access to
Information)(England)Regulations.
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*14

Revenue and Capital Outturn 2012/13 – key decision
The Head of Finance presented his report showing the final Revenue and Capital
Outturn for the last financial year. The report compared the Outturn against Budget.
Members had been provided with the detailed Revenue and Capital Outturns 2012/13
book with the agenda.
General Fund Position – savings against budget of £0.056m and uncommitted
balance of £3.874m. Members were recommended to maintain a Balance within a
formalised range of £2.8 - £3.6m with the £0.274m above the range being transferred
to the New Home Bonus Volatility Fund as part of the strategy of preparing a
balanced budget for 2014/15.
Housing Revenue Account Position – savings against budget of £2.326m and year
end HRA Balance of £4.684m. Members were recommended to agree transfer of
£1.715m into Debt Repayment Volatility Fund to safeguard the HRA against any
fluctuations in its Business Plan.
Capital Budget – end of year balance of £2.595m.
The report included details of reserves held and their purpose. The budget book
included a detailed list of other reserves for specific designated expenditure.
The Portfolio Holder – Sustainable Homes and Communities congratulated the
housing team for achieving the favourable Housing Review Account position. The
impact of the Welfare Reforms had yet to be fully realised and it was important to
retain a prudent balance to meet potential future shortfalls. Should opportunities arise
to purchase or build council properties, the money could be drawn from this Reserve.

RESOLVED

(1)

that the outturn position for 2012/13 be noted and
agreed;

(2)

that the level of Reserves detailed in the report and the
transfers recommended be agreed; namely
£0.274m is transferred from the General Fund to the
‘New Home Bonus Volatility Fund’ as part of the
strategy of preparing a balanced budget for 2014/15.
£1.715m is transferred from the HRA Balance into a
‘Debt Repayment Volatility Fund’ to safeguard the
HRA against any fluctuations in its Business Plan.

REASON

To note the Outturn position for the Council’s approved
budgets for the General Fund, Housing Revenue Account
and Capital Expenditure. This final position will flow
through to the Council’s Statement of Accounts. Members
noted the variations from the budgets identified within the
report and considered the final position.
The decision reflects the Cabinet’s timely consideration of
the reserves and balances held by the Council and
whether these were at the right levels going forward.
12

Cabinet, 12 June 2013

*15

Annual Treasury Management report 2012/13 – key decision
The Head of Finance presented the report detailing overall performance of the
Council’s investment portfolio during 2012/13. The position in respect of the General
Fund and Housing Revenue Account was set out in the report together with the rate of
return for main treasury items and economy and interest rate review (2012/13)
provided by Sector, the Council’s Treasury advisors.
The report also gave details of external and internal investments and borrowing.

*16

RESOLVED

that the investment return for 2012/13 be noted.

REASON

The Council is required by regulations issued under the Local
Government Act 2003 and the Code of Practice on Treasury
Management in Public Services published by the Chartered
Institute of Public Finance & Accounting (CIPFA) to produce an
annual review of its treasury management activities and
performance.

Community Infrastructure Levy (CIL) draft charging schedule –
publication for consultation – key decision
Members considered the report presented by the Planning Policy Officer which set out
the Community Infrastructure Levy (CIL) draft charging schedule, draft Regulation 123
List and draft Infrastructure Delivery Plan. Authority was sought to consult on these
publications. The main issues arising from consultation on the Preliminary Draft
Charging Schedule were listed in the report and full details were included on the
Council’s website. Members noted the main changes between the Preliminary Draft
document and the Draft Charging Schedule.
Following the 4 week period of consultation a feedback report would be taken to
Council in July seeking permission to submit the Charging Schedule for examination
to the Planning Inspectorate.
15-25% of CIL monies would be awarded to the parish in which the development
was taking place depending on whether they had a neighbourhood plan or not. A
further 5% may be used by the District Council to cover administration costs, and the
remaining money which may equate to 70% or more or 80% or more (depending on
the area) would be retained by the District Council for use on infrastructure projects
listed in the Regulation 123 List.
The draft Regulation 123 List was a list of projects compiled by EDDC’s planning
officers, in consultation with infrastructure providers, on which CIL monies could be
spent. This document formed part of the consultation process and would be agreed
when the CIL charges were adopted. There was scope for Members to make
additions and amendments to the 123 List before submission, such as inclusion of
Rural Broadband (as suggested by the Portfolio Holder – Economy). The Council
would decide the level of contribution to the projects on the 123 List and the order in
which they were supported. There was a funding gap between the List and potential
CIL funding; partnership working and negotiation would help to address this gap.
Governance arrangements in respect of CIL were the subject of a current Task and
Finish Forum which would shortly make recommendations to the Overview and
Scrutiny Committee.
13

Cabinet, 12 June 2013

*16

Community Infrastructure Levy (CIL) draft charging schedule –
publication for consultation – key decision
RESOLVED

REASON

(1)

that the representations to the Preliminary Draft Charging
Schedule (PDCS) consultation be noted;

(2)

that authority be granted to consult on the Draft Charging
Schedule (DCS) (Appendix A to the report), Draft
Regulation 123 List (Appendix B to the report), and the
Draft Infrastructure Delivery Plan (IDP) (Appendix C to the
report) for a four week period starting as soon as
practically possible.

Consultation on the DCS is a mandatory step towards adopting
CIL, and four weeks is the minimum length for this consultation.
It gives opportunity to show those involved in development, the
community and the inspector how the Council has listened to
representations and amended the preliminary draft charging
schedule where appropriate.
Submission of the DCS for examination will need to follow the
proposed consultation as soon as practically possible. The
Council must submit the DCS and associated documents
around the same time as the new Local Plan to facilitate a joint
examination. This approach will save money, allow the inspector
to understand the “big picture” of how CIL fits into the
implementation of the Local Plan, and also maximise CIL
income. If consultation is delayed, the Council may fail to meet
this deadline and the CIL examination will not be possible until
after the new Local Plan has been adopted. This could mean
potentially submitting for DCS examination in Spring 2014 and
missing out on six to nine months of CIL income with serious
implications for helping to fund infrastructure provision.

17

Health Equalities policy
The Head of Housing presented his report setting out the Council’s approach to
promotion of healthy lifestyles and health equalities in our communities. This
coincided with the introduction of the Health and Wellbeing Strategy and the transfer
of public health responsibility to upper tier local authorities. It also gave opportunity to
proactively review the Council’s related plans and priorities.
RECOMMENDED

that the up-dated Health Equalities Policy be approved.

REASON

To have an up-to-date policy on the Council’s approach to health
and wellbeing to direct service delivery on achieving improved
outcomes for individuals and communities.
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*18

National Park proposal for Dorset and East Devon AONB Areas
The Policy Manager advised that a campaign group, the Dorset and East Devon
National Park Group had proposed a Dorset and East Devon National Park, the
boundaries of which would largely coincide with those of the East Devon and Dorset
Areas of Outstanding Natural Beauty.
The Chairman of the Overview and Scrutiny Committee, Councillor Tim Wood advised
that at the meeting of his Committee on Thursday 6 June 2013, Committee Member
and Tourism Champion, Cllr Shelia Kerridge asked for the National Park proposal to
be debated.
Issues raised included potential benefits such as raising the profile for the area but
also potential implications including restrictions to development that could affect other
parts of the district. The Committee felt that this was a very important issue which
required further debate before Council gave its response to the proposal. Members
had recommended that the matter be referred to the Overview and Scrutiny
Committee for detailed consideration in the first instance.
The Cabinet supported the suggestion of the Overview and Scrutiny Committee and
recommended that those involved and with experience of National Parks should be
invited to have an input into the debate. The Committee was asked to take account of
concerns raised by Cabinet that such a designation was likely to increase
development pressure on other parts of the district and could impact on affordable
home provision. Members also noted that the Natural England Strategy dated July
2012 advised that there was a planned review of Natural England’s approach to
designations.
RESOLVED

that the proposal for a new National Park (for Dorset and East
Devon AONB areas) from the Dorset and East Devon National
Park Group, be referred for detailed consideration of possible
benefits and implications to the Overview and Scrutiny
Committee; the Committee’s recommendations to be reported to
a future meeting of the Cabinet.
Natural England will provide a technical assessment as part of
the process that will then go on to DEFRA.

REASON

*19

To allow the proposal to be fully scrutinised prior to a response
being made to Natural England, DEFRA and the Dorset and
East Devon National Park Group.

Absence report 2012/13
Members considered the report of the Corporate Organisational Development
Manager which set out details of staff sickness absence in 2012-13.
The report also included potential for further reduction in absence levels through the
provision of flu vaccinations. The Corporate Organisation Development Manager
advised that providing free flu vaccinations was common practice in larger, private
sector organisations and had the potential to reduce time taken off for flu during winter
months. She advised that a trial run by Plymouth City Council had identified a
reduction in flu related absences.
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*19

Absence report 2012/13 (continued)
RESOLVED

that flu vaccinations be offered to staff on a voluntary basis in
2013/14 at a cost to the Council of approximately £2500-£3000,
by way of a trial to ascertain if this has a positive effect on staff
absence levels .

REASON

This approach would form part of the Council’s Happy Healthy
Here wellbeing initiatives and underline East Devon District
Council’s approach as a supportive employer but one that
values full attendance.
This trial would be monitored to see if it resulted in a reduction in
sickness absence to help EDDC attain levels of attendance seen
in the private sector.

*20

Performance Management report April 2013
Members considered the report of the Corporate Organisational Development
Manager setting out performance information for the 2012/13 financial year for April
2013.
RESOLVED

REASON

*21

The monthly monitoring was to highlight performance and help
identify any trends. Additional information to support this
monitoring was provided on line – SPAR performance indicators
and systems thinking measures in key service areas –
Streetscene, Housing, Development Management and
Revenues and Benefits.

Exclusion of the Public
RESOLVED

*22

that the progress and proposed improvement action for
performance measures for the 2012/13 financial year for April
2013 be noted.

that under Section 100(A) (4) of the Local Government Act 1972 and
in accordance with the Local Authorities (Executive Arrangements)
(Meetings and Access to Information) (England) Regulations 2012,
the public (including the press) be excluded from the meeting as
exempt and private information (as set out against each Part B
agenda item), is likely to be disclosed and on balance the public
interest is in discussing the items in private session (Part B).

Exmouth Regeneration Programme Board
Members considered the action notes of a meeting of the Exmouth Regeneration
Programme Board held on 16 May 2013.

*24

Seaton Regeneration Programme Board
Members considered the action notes of a meeting of the Seaton Regeneration
Programme Board held on 21 May 2013.
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*22

Community Centre – Partnership working
The Chief Executive asked Members to consider an increased contribution from the
Capital Budget to Honiton Town Council to ensure the completion of the Community
Centre project. The Town Council’s consultants had advised of the need to design the
surface water construction to a higher standard than originally anticipated; this would
address concerns raised in respect of potential flooding issues.
Members were reminded of the financial commitment undertaken by the Town
Council and local fund raising which had taken place since permission had been
granted.
RESOLVED

REASON

That this Council’s Capital Budget be increased by a sum
indicated to the meeting, with Richard Cohen, Deputy Chief
Executive being given delegated authority in consultation with
the Leader and relevant Portfolio Holders to make an increased
contribution up to that sum to Honiton Town Council in order to
ensure completion of the Community Centre project.
To address surface water run-off issues.

Chairman .......................................................
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EAST DEVON DISTRICT COUNCIL
Forward Plan of Key Decisions - For the 4 month period 1 July 2013 to 31 October 2013
[In addition Key Decisions and other decisions which are proposed to be taken in a private meeting are identified to comply with the Local
Authorities (Executive Arrangements)(Meetings and Access to information)(England) Regulations 2012).
A public notice period of 28 clear days is required when a decision making body is to hold a meeting wholly or partly in private This
document includes notice of those matters the Council intends, at this stage, should be considered in the private part of the meeting and the reason
why. Any written representations that a particular decision should be moved to the public part of the meeting should be sent to the Democratic
Services Team [address at the end] as soon as possible.
Key

Decision

List of documents Lead Member
to be submitted to
Cabinet [so far as
known at
present]. Other
documents may
be submitted to
the Cabinet in
addition.
Strategic
Development and
Partnership Portfolio
Holder

Lead/reporting
Officer

Proposed Consultation and
meeting dates
(Committees, principal groups
and organisations)
Members of the public are
given the opportunity to speak
at meetings unless shown in
italics.

Operative
Date for
decision (if
no call-in)

Graeme Thompson,
Planning Policy
Officer
(RC)

Development Management 11
June 2013
Council 24 July 2013

25 July
2013

(Strategic Officer:
DL or RC indicated
in bold)

Part A =
Public
meeting
Part B
[private
meeting]
(and
reasons)
Part A

1

CIL Charging
Schedule and

2

CIL Governance
Arrangements

Strategic
Development and
Partnership Portfolio
Holder

Graeme Thompson,
Planning Policy
Officer
(RC)

Cabinet 2 October 2013
Council 9 October 2013

10 October
2013

Part A

3

Information
Management
Strategy

Corporate Services
Portfolio Holder

Corporate ICT
Manager

Information Management Group
Cabinet 4 September 2013
Council 9 October 2013

10 October
2013

Part A

(DL)
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Key

Decision

List of documents Lead Member
to be submitted to
Cabinet [so far as
known at
present]. Other
documents may
be submitted to
the Cabinet in
addition.
Environment
Portfolio Holder

Lead/reporting
Officer

Proposed Consultation and
meeting dates
(Committees, principal groups
and organisations)
Members of the public are
given the opportunity to speak
at meetings unless shown in
italics.

Operative
Date for
decision (if
no call-in)

Countryside and
Leisure Manager
(DL)

Cabinet 2 October 2013
Council 9 October 2013

10 October
2013

(Strategic Officer:
DL or RC indicated
in bold)

Part A =
Public
meeting
Part B
[private
meeting]
(and
reasons)
Part A

4

Playing Field
Strategy

5

Business
Continuity
Plan/Disaster
Recovery Plan

Communities
Portfolio ~Holder

Deputy Chief
Executive (DL)

Cabinet 4 September 2013

12
September
2013

Part A

6

Refresh of Asset
Management
Plan

Finance Portfolio
Holder

Principal Estates
Surveyor (RC)

Asset Management Forum 9 May
Cabinet 4 September 2013

12
September
2013

Part A

7

Office
Relocation
Update

Finance Portfolio
Holder

Deputy Chief
Executive (RC)

Cabinet 17 July 2013

25 July
2013

Part B [if
commercially
sensitive]

8

Honiton
Community
Centre

Economy Portfolio
Holder

Deputy Chief
Executive (RC)

Cabinet 4 September 2013

12
September
2013

Part B [if
commercially
sensitive]

9

Civil Parking
Enforcement
Arrangements
with Devon
County Council

Economy Portfolio
Holder

Environmental Health
& Parking Services
Manager

Cabinet 4 September 2013

12
September
2013

Part A
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Key

Decision

List of documents Lead Member
to be submitted to
Cabinet [so far as
known at
present]. Other
documents may
be submitted to
the Cabinet in
addition.
Corporate Services
Portfolio Holder

Lead/reporting
Officer

Proposed Consultation and
meeting dates
(Committees, principal groups
and organisations)
Members of the public are
given the opportunity to speak
at meetings unless shown in
italics.

Operative
Date for
decision (if
no call-in)

Corporate IT Manager

Cabinet 4 September 2013

12
September
2013

(Strategic Officer:
DL or RC indicated
in bold)

Part A =
Public
meeting
Part B
[private
meeting]
(and
reasons)
Part A

10

Shared IT
Services

11

Reports of
Budget Working
Party (series of
reports)

Finance Portfolio
Holder

Head of Finance

Cabinet 4 September 2013

25 July
2013

Part B [if
commercially
sensitive]

12

Exmouth
Premier Inn and
other
regeneration
projects
Transport
Infrastructure
Investment

Economy Portfolio
Holder

Principal Estates
Surveyor (RC)

Cabinet 17 July 2013

25 July
2013

Part B [if
commercially
sensitive]

Economy Portfolio
Holder

Economic
Development
Manager(RC)

Cabinet 17 July 2013

25 July
2013

Part A

14

European
Transition
funding

Finance Portfolio
Holder

Deputy Chief
Executive (RC)

Cabinet 2 October 2013

10 October
2013

Part A

15

Cranbrook
update

Portfolio Holder
Strategic
Development and
Partnership

Deputy Chief
Executive (RC)

Cabinet 4 September 2013

12
September
2013

Part A

13
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Key

Decision

Other
decisions to be
taken in Part B

List of documents
to be submitted to
Cabinet [so far as
known at
present]. Other
documents may
be submitted to
the Cabinet in
addition.
Exmouth
Regeneration
Action Notes
following regular
meetings
Seaton
Regeneration
Action Notes
following regular
meetings

Lead Member

Lead/reporting
Officer
(Strategic Officer:
DL or RC indicated
in bold)

Proposed Consultation and
meeting dates
(Committees, principal groups
and organisations)
Members of the public are
given the opportunity to speak
at meetings unless shown in
italics.

Portfolio Holder
Strategic
Development and
Partnership

Deputy Chief
Executive (RC)

Cabinet meetings following
production of Action Notes

Portfolio Holder
Economy

Deputy Chief
Executive (RC)

Cabinet meetings following
production of Action Notes

Operative
Date for
decision (if
no call-in)

Part A =
Public
meeting
Part B
[private
meeting]
(and
reasons)
Part B [if
commercially
sensitive]
Part B [if
commercially
sensitive]

Table showing potential future key decisions which are yet to be included in the current Forward Plan
Future Key Decision

Lead Member

Lead Officer
(Strategic Officer: DL or
RC indicated in bold)

1

Integrated waste
Strategy for Devon

Environment Portfolio
Holder

Head of Environment
(DL)

2

Procurement of
new housing
management
software system

Legal/Mark13/13Forward Plan 13

Communities Portfolio
Holder

Head of Housing (DL)
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Consultation and meeting dates
(Committees, principal groups and
organisations)
To be confirmed

Initial work being undertaken to
work towards an outline business
case -Dec 2012 at which time
options will be initially consider
probably reducing to 2 or 3 and a
final business case by June 2013
at which time authorities will have
to decide whether they go with any
or none of the options put forward.

Operative Date
for decision
To be confirmed

This plan contains all the key decisions that the Council’s Cabinet expects to make during the 4-month period referred to above. The plan is rolled
forward every month. Key decisions are defined by law as “an executive decision which is likely –
(a)
(b)

to result in the Council incurring expenditure which is, or the making of savings which are, significant having regard to the Council’s budget for
the service or function to which the decision relates; or
to be significant in terms of its effects on communities living or working in an area comprising two or more wards in the Council’s area

In accordance with section 38 of the Local Government Act 2000, up-dated by the Local Authorities (Executive Arrangements)(Meetings and access
to Information)(England) Regulations 2012 in determining the meaning of “significant” in (a) and (b) above regard shall be had to any guidance for
the time being issued by the Secretary of State in accordance with Section 9Q of the 2000 Act (guidance).. The Cabinet may only make a key
decision in accordance with the requirements of the Executive Procedure Rules set out in Part 4 of the Constitution and the Regulations. A minute of
each key decision is published within 2 days of it having been made. This is available for public inspection on the Council’s website
http://www.eastdevon.gov.uk, and at the Council Offices, Knowle, Sidmouth, Devon. The law and the Council’s constitution provide for urgent key
decisions to be made without 28 clear days notice of the proposed decisions having been published . A decision notice will be published for these in
exactly the same way.
Obtaining documents
Committee reports made available on the Council’s website including those in respect of Key Decisions include links to the relevant background
documents. If a printed copy of all or part of any report or document included with the report or background document is required please contact
Democratic Services.
The members of the Cabinet are as follows: Cllr Paul Diviani (Leader of the Council and Chairman of the Cabinet), Cllr Andrew Moulding (Strategic
Development and Partnerships Portfolio Holder), Cllr Ray Bloxham (Corporate Business Portfolio Holder) Cllr Phil Twiss(Corporate Services Portfolio
Holder) Cllr Ian Thomas (Economy Portfolio Holder), Cllr Iain Chubb (Environment Portfolio Holder) Cllr David Cox (Finance Portfolio Holder), Cllr Jill
Elson (Sustainable Homes and Communities Portfolio Holder), and Deputy Portfolio Holders – Cllr Stephanie Jones (Deputy – Sustainable Homes
and Communities) and Cllr Tom Wright (Deputy – Environment ) Members of the public who wish to make any representations or comments
concerning any of the key decisions referred to in this Forward Plan may do so by writing to the identified Lead Member of the Cabinet (Leader of the
Council ) c/o the Democratic Services Team, Council Offices, Knowle, Sidmouth, Devon, EX10 8HL. Telephone 01395 517546.
14June 2013
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EAST DEVON DISTRICT COUNCIL

Minutes of a Meeting of the
Overview and Scrutiny Committee held
at Knowle, Sidmouth on 6 June 2013
Present:

Tim Wood (Chairman)
Graham Troman (Vice Chairman)
Mike Allen
Peter Bowden
Derek Button
David Chapman
Maddy Chapman
Roger Giles
Sheila Kerridge

John O’Leary
Brenda Taylor
Chris Wale
Eileen Wragg
Steve Wragg
Claire Wright

Officers:
Ed Freeman, Development Manager
John Golding, Head of Housing
Hannah Whitfield, Democratic Services Officer
Also Present

Councillors:
David Atkins
Ray Bloxham
Iain Chubb
Christine Drew
Jill Elson
Graham Godbeer
Tony Howard

Apologies:

Committee Members:
Deborah Custance Baker
Vivien Duval Steer
Peter Halse
John Humphreys
David Key
Frances Newth

Stephanie Jones
Andrew Moulding
Peter Sullivan
Ian Thomas
Phil Twiss
Chris Wale
Tom Wright

The meeting started at 6:30pm and ended 8:23 pm.
*1

Public Question Time
The Chairman welcomed Councillors to the meeting. There were no public
questions.

*2

Minutes
The minutes of the meeting of the Overview and Scrutiny Committee held on 28
March 2013 were confirmed and signed as a true record.
A member of the Committee raised the need for a mechanism for Cabinet’s
considerations of/decisions on Overview and Scrutiny recommendations to be
reported back to the Committee. The Chairman advised that the Committee had the
option to put an item back on its agenda for further discussion.
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Reference was made to an omission in the minutes of a statement made by a
member of the Committee at the last meeting. Following discussion, the Chairman
advised that minutes were a summary of the meeting. A member of the Committee
commented that implementation of audio recording at Council meetings would
provide a detailed record of debate.
*3

Declarations of Interest
There were none.

*4

Cabinet meeting – 12 June – request to debate National Park
proposal
Members had been sent the link to the Cabinet agenda of 12 June 2013. This
included the report of the Policy Manager setting out a proposal from a campaign
group, the Dorset and East Devon National Park Group. The campaign group
proposed a Dorset and East Devon National Park, the boundaries of which would
largely coincide with those of the East Devon and Dorset Areas of Outstanding
Natural Beauty.
Committee Member and Tourism Champion, Cllr Shelia Kerridge asked for this
proposal to be debated in full at a future meeting of the Committee. The report’s
recommendations were not supportive of the proposal for a number of reasons and
Councillor Kerridge felt that the benefits to tourism and the local economy should be
fully considered.
The Chairman agreed to raise this suggestion at the meeting of Cabinet; a full
debate would enable the possible benefits to be discussed as well as the concerns
set out in the report. A member of the Committee raised the need to consult with
Parish and Town Council’s that would be affected by the designation.
RESOLVED

*5

that the Cabinet be asked to delay responding to the
proposal for a new National Park (for Dorset and East
Devon AONB areas) and allow the Overview and Scrutiny
Committee to consider all aspects of the proposal in detail,
with the Committee’s recommendations being then referred
back to Cabinet.

Portfolio Holder up-date – Sustainable Homes and Communities
Councillor Jill Elson was invited to update the Committee on her Portfolio. The
Committee received a detailed presentation, which covered the following:
 How the Housing Service fitted in with the Council’s corporate theme – living
in an outstanding place;
 The Service’s purpose, which was to ensure a decent home for all, that was
affordable, adequate in size and in the right place;
 The Service’s four key areas of work - homeless prevention, managing
Council homes, regulating and improving housing in all sectors, and
providing more affordable housing;
 Current housing stock - the Council currently had 4,300 council homes; 750
garages; 150 leasehold properties and 14 community centres;
 Housing finance - the past year had been transformational for the Service,
with the Council taking on £84.5 million of debt in return for being granted
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new freedoms and flexibilities to run its housing landlord services in
accordance with local priorities. This level of debt required careful budget
management;
Key achievements of 2013/14, which included rent collection rates of 99.7%;
Delivery of affordable homes – this remained a priority. The target of 100
new affordable homes last year had been exceeded with 112 built;
Repairs and improving homes - the aim was to get repairs ‘right first time, fix
and stay fixed’. This was achieved in about 85% of cases and was therefore
an area requiring some attention. There had been increased spend on
programmes for modernising and improvement works;
Estate management – dealing with management of our housing estates and
antisocial behaviour through enforcement and engagement;
Supporting positive and sustainable communities through community
development;
An overview of support services offered to older and disabled residents to
enable them to remain living in their homes;
How the Service involved tenants to ensure they had a voice and were
involved in decision making about the services provided;
A third Annual Report to tenants – this was an informative document that set
out the Service’s performance in a number of key housing management
areas. The report had received positive feedback from tenants;
Tenant satisfaction surveys – tenants’ satisfaction with the overall Service
continued to rise;
Housing in the private sector – this work was around protecting health and
safety and ensuring housing conditions meet minimum standards;
The Homes and Communities Plan 2012 - 2016, which set out ten key aims
and plans for housing across the district.

The Chairman thanked the Portfolio Holder for her informative and encouraging
update and invited questions observations from the Committee and other Members
present. Answers to points raised included:
There were cases of families wanting to move to bigger houses due to
overcrowding, however there were insufficient houses available. There was a
need for more affordable bungalows to be built to enable elderly people to
downsize - this would be a key issue for the Housing Service going forward.
Other areas requiring focus going forward were public healthcare and
community development, such as how to manage finances and property and
basic cookery lessons.
The value of the repairs and improvements contracts was regularly
monitored. Increased spend on repairs and improvements was down to the
flexibility of the Housing Revenue Account. Doors and kitchens were
currently being upgraded.
The Estate Management Team was proactive in dealing with nuisance, noise
and antisocial behaviour issues.
All tenants were taken through a tenancy agreement before moving into a
property. The approximate annual cost to the Council from damage to
Council properties was £50k, however the Housing Review Board had
adopted an effective recharges policy which covered deliberate damage.
Health and wellbeing was being promoted through encouraging people to
support themselves.
There were currently 38 private sector landlords who allowed the Council use
their properties on a temporary basis – all properties were returned to their
original state.
The Housing Service was involved in the planning process and negotiations
with developers about affordable housing provision. In the current economic
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climate, viability was a key factor raised by developers and it was therefore
important that an overage clause was included in S106 agreements.
There were a series of checks undertaken on new tenants, including proof of
identification. All tenants were photographed and audits were undertaken to
ensure that the person allocated to a property was the person living there.
Regular meetings were held with Housing Associations and trustees were
asked to inform the Council before selling off any of their properties – this
allowed the Council to be well prepared.
The Housing Service was commended for its huge achievements. The hard work
of the Officers and Councillors involved was reflected in the satisfaction survey
results.
RESOLVED

*6

that the work of the Portfolio Holder – Sustainable Homes
and Communities, as presented at the meeting, be noted
with the powerpoint slides used as part of the presentation
being circulated to all Members.

Planning Enforcement Resource and Workload up-date
At its meeting on 27 September 2012, the Committee had requested a further update report on the planning enforcement service. The Improving Ward Member
interaction with Planning TaFF had highlighted concerns regarding delays in dealing
with enforcement cases. Staff shortages within the service had been identified as
had the lack of pro-active monitoring of developments.
The Development Manager advised the Committee that the service was now
operating with 3 full time Enforcement Officers who were doing an excellent job in
investigating new alleged breaches of planning control as well as clearing the
remaining backlog of cases. The team was working well with the respective
planning teams. Workload cases were steady at around 200 and were generally
resolved in 60 days (with exceptions) - which was acceptable. The service had
benefited from a more proactive approach and effective monitoring. Recent
feedback showed that customers were pleased with this approach. The team was
looking at working more closely with Building Control. The service would continue
to work with and engage Ward Members in the enforcement service.
The Chairman invited comments from the Committee on the report. Responses to
points raised during discussion included:
There were 20 – 30 long running cases (more than 6 months), however
these were now being proactively managed.
A benefit of each area team having a dedicated Enforcement Officer meant
that they were able to offer feedback to the Planning Officers, for example on
improvements to condition wording. Good communication existed between
the planning teams and the planning policy team.
There had been a slight increase in the number of enforcement cases
received, however this was felt likely to be down to the current economic
climate and people trying to take short cuts rather than obtain the correct
planning permissions.
Where appropriate, overage would be included in future Section 106
agreements. This would ensure that if the economic climate improved by the
time a development was complete, contributions towards affordable housing
for example could be recovered.
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The appointment of a Principal (planning) Solicitor meant that any
enforcement cases that needed to be dealt with through court could be
progressed.
There was no mechanism for recovering costs resulting from pursuing
enforcement cases.
Under legislation anyone found to have breached planning laws through
failing to obtain the correct planning permission had to be given the option to
make a retrospective application before enforcement action was taken.
Action could only be taken if the works were considered harmful (something
the Council would not have approved). The Chairman suggested that a
representation could be made to Government on the constraints of the
current legislation.
The Chairman thanked the Development Manager for his encouraging report.
RECOMMENDATION:

RESOLVED:

*7

that Council consider making a representation to
Government on the constraints of legislation relating to
planning enforcement.
that the report and improvements to the Planning
Enforcement service be noted and welcomed.

Quarterly Monitoring of Performance – Fourth Quarter 2012/13
Members considered the report of the Corporate Organisational Development
Manager providing performance information and progress against the Council Plan.
This was an opportunity to consider performance against delivery of the
promises/priorities in the Council Plan, Key Service Objectives from Service Plans
and Performance Measures for the 4th Quarter of 2012/13 so that issues could be
addressed in a timely way.
The report highlighted 5 objectives showing a status of concern, namely:
1. Work with partners to ensure bathing water quality meets national standards.
2. Complete our redesign of all our major frontline services during 2012-2013.
3. Maintain our statutory monitoring programmes and commitments for air
quality control
4. Ensure absence levels remain under 8 days (national upper quartile).
5. Percentage of minor planning applications determined within 8 weeks.
Members discussed each area of concern, the reasons and action taken/proposed.
The Deputy Portfolio Holder for Environment reassured the Committee that the
Environmental Health Team was working closely with the Environment Agency (EA)
to ensure that bathing water met national standards. It was noted that EA’s recently
published press release had highlighted that the exceptional heavy rainfall over the
last year had affected bathing water quality. A roadshow, with attendees to include
the EA, South West Water and farming representative, would be held at the end of
July to address and rectify the problem affecting bathing water quality.
In response to a Committee members’ concern regarding the lack of progress on
the review of green and open spaces, the Head of Housing advised that this was an
area that was being looked at by Managers in the Environment Service.
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A member of the Committee queried the lack of signs to the Axe Estuary Wetlands
from Sidmouth. The Portfolio Holder for Environment advised he would follow this
issue up with the Countryside Manager.
RESOLVED

*8

that the Committee notes the Council’s performance against
delivery of the promises/priorities in the Council Plan, key
service objectives from Service Plans and Performance
Measures for the fourth quarter of 2012/13.

Local Plan – next stages
The Committee noted the update from the Planning Policy Manager on the ongoing
and next stages in Local Plan production.

*9

Forward Plan
Members noted the forward plan which was updated to include pre-application
planning advice and flooding issues.
The Committee discussed additional issues to be added to the forward plan. These
were:
Health and social care reforms;
The Council’s relationship with LEPs;
Committee timetabling.

Chairman .................................................

Date ..............................................................
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EAST DEVON DISTRICT COUNCIL
Minutes of a meeting of the Housing Review Board held at
Knowle, Sidmouth on 20 June 2013
Present:

Councillors:
Pauline Stott (Chairman)
Susie Bond
Douglas Hull

Jim Knight
Peter Sullivan
Co-opted Tenant Members:
Victor Kemp
Sue Saunders (Vice Chairman)
Officers:
Sue Bewes, Landlord Services Manager
Jan Reading, Tenant & Communities Section Leader
John Golding, Head of Housing
Dennis Boobier, Housing Needs & Strategy Manager
Giles Salter, Solicitor
Chris Lane, Democratic Services Officer
Mandy White – Accountant
Also Present:

Councillors:
Paul Diviani – Leader
Christine Drew
Jill Elson - Portfolio Holder for Sustainable Homes and
Communities
Phil Twiss –Portfolio Holder for Corporate Services
Stephanie Jones – Deputy Portfolio Holder for Sustainable Homes
and Communities
John Powley – Tenant Scrutiny Panel

Apologies

Co-opted Independent Community Representatives:
Julie Adkin
Rob Finch
Co-opted Tenant Member:
Pat Rous

The meeting started at 6.00pm and ended at 7.45pm.
*1

Public question time
There were no questions raised by members of the public. The Chairman welcomed
Councillor Susie Bond to her first meeting of the Board.
Councillor Douglas Hull reported on a recent fete held at Millwey Rise Football Club
and expressed concern that to his knowledge the event had not been licensed. He
wondered whether Axminster Town Football Club could have their field licensed for
such events. The Communities Portfolio Holder agreed to look into this issue.
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*1

Public question time (Cont)
Councillor Douglas Hull asked when representatives for the Virtual Development
Team would be re-elected? The Communities Portfolio Holder reported that the
Virtual Development Team was not part of the Housing Review Board and not
formally constituted. It was a steering group of Councillors and Officers set up to
talk through issues. It had met once and discussed issues regarding the proposal to
purchase a shared house (House in Multiple Occupation) to be owned and
managed by East Devon Distinct Council (see minute 9 below). The Virtual
Development Team would report to the Board.

*2

Minutes
The minutes of the meeting of the Housing Review Board held on 9 May 2013, were
confirmed and signed as a true record.

*3

Matters Arising
An introduction to the new ‘designated person’ and new arrangements for dealing
with complaints by tenants (minute *81 refers)
The Head of Housing reported that he had written to the Housing Ombudsman to
inform him that the Council had established a Tenant Complaints Panel. He would
check whether the Panel would be covered for insurance. However, legal advice
had been given that the Panel should not be indemnified by the Council for their
activities.

*4

Appointment of Vice Chairman
RESOLVED

*5

that tenant representative Sue Saunders be appointed Vice
Chairman of the Board for the ensuing year.

Declarations of interest
Board
Member
Jim Knight

Minute
number

Type of
interest
Personal

Nature of interest

Jim Knight

Personal

His daughter lives in a Council owned
property.
Devon County Council Councillor

Sue
Saunders
Peter Sullivan
(Sidmouth
Ward
Member)
Douglas Hull

Personal

She is a sheltered housing tenant.

Personal

He is a sheltered housing tenant.

Personal

His sister lives in a Council owned
property.
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*6

Exempt Information
RESOLVED

*7

that the classification given to the documents to be
submitted to the Sub-Committee be confirmed and that the
report relating to exempt information be dealt with under Part
B of the agenda.

Housing Review Board forward plan
The Head of Housing presented the forward plan. Members noted that the item on
Danby House/Exbank had been referred to the Devon County Council Asset
Management Team for consideration. The September meeting would consider an
update on Garages and parking, and there would also be an update during the year
on Grounds Maintenance.
RESOLVED:

8

that the forward plan be noted and updated.

Housing Revenue Account Outturn Report 2012/13
The Board noted that during 2012/13 the monthly budget monitoring reports had
informed members of the anticipated year end position. The report contained the
final position for the year end and compared this outturn position against the
budgets set for 2012/13.
The Tenant Representative Group had questioned whether adequate provision was
already in place to cushion the HRA against the unforeseen. Why was it now
thought necessary to draw off £1.71m to create a Debt Repayment scheme? The:
Head of Housing reported that the Business Plan did make adequate provision but
that a cautious approach had been taken in the first year due to the large debt that
had been taken on. Future reports would be brought to meetings of the Board
requesting that some of this ‘volatility fund’ money be spent on development
projects. The money was essentially a ‘set aside’ fund. The Head of Housing also
expressed concern that the impact of welfare reforms on rent collection rates may
prove worse than anticipated in the Business Plan.
Councillor Jim Knight questioned the £315K under spend on door replacements.
The Head of Housing reported that concerns had been expressed about the door
supplier and the quality of which had slowed down the programme.
Councillor Stephanie Jones asked what measures the Council took when tenants
left properties in a poor state? The Housing Needs & Strategy Manager reported
that there was a policy of recharging for any repair works required at the end of a
tenancy. Due to the age profile of much of the Council’s housing stock there was
often a need to replace kitchens and bathrooms during a change of tenancy.
Councillor Douglas Hull questioned whether the Council carried out a yearly
inspection of properties? The Housing Needs & Strategy Manager replied that
officers were regularly entering properties and were reporting if any were in a poor
state. There were also tenancy audits that were carried out periodically.
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8

Housing Revenue Account Outturn Report 2012/13(Cont)
The Tenant Representative Group had questioned why £175k would be held as
unapplied capital receipt for future use. They considered that the Capital
Programme was designed to fund one off projects not only the acquisition of new
properties. The Head of Housing reported that the capital programme money would
be used for new build projects and Right to Buy receipts had to be used for new
build and acquisitions.
RECOMMENDED:

9

1. that the HRA outturn position for 2012/13 be agreed;
2. that the level of reserves detailed and the transfer of
£1.715m from the HRA Balance in to ‘Debt Repayment
Volatility Fund’ to safeguard the HRA against any
fluctuations in the Business Plan be agreed.

Property and Asset team – Restructure and Staffing
The Housing Review Board (HRB) received the report which set out a proposal to
restructure the Property and Asset team into three sections and a request for
approval to fund additional posts. An Architectural and Building Surveying
consultancy was currently employed to help with implementing programmed works,
build/housing development and other aspects of work.
It was proposed that rather than retendering the work this financial year, the work
be brought in-house and staff employed directly. The existing Senior Technical
Officer was a qualified and experienced Architect who was already doing some of
the tasks previously undertaken by the external contractor/consultant. The cost of
using the external contractor was £79,366 in 2012/13. To provide the additional
staff and restructure the Property Asset team as set out in the report was £81,344,
and therefore the cost to the HRA was broadly neutral. The Housing Needs &
Strategy Manager reported that a number of his team were currently away from
work on ill health and holiday. It was hoped that this restructure could also create
more capacity within the repairs contact centre.
RECOMMENDED:

1 that the changes to the staffing structure of the Property and
Asset team be approved;
2 that the proposal to bring in-house the existing work
undertaken by a contractor be approved;
3 that the funding required for the additional staff for the
Property and Asset team as outlined in the report be
approved.
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Proposal to purchase a shared house (House in Multiple Occupation
– HMO) to be owned and managed by East Devon District Council
The Housing Enabling Officer’s report outlined a proposal and business case to
purchase a suitable property in Exmouth that would provide accommodation for up to
seven individuals living in separate bedrooms with their own en-suites, but sharing a
communal kitchen, and dining area. The report explained the background to the
proposal, the funding available and likely costs involved. It also considered how
rooms would be allocated and how the property would be managed. It considered the
potential risks and how these could be mitigated if the project was agreed.
Members were supportive of the proposal but wished to emphasis the importance of
good management and control of the scheme, ideally through the appointment of a
caretaker or responsible tenant.
RECOMMENDED:

1 that it be agreed that this type of accommodation would be a
beneficial addition to the current Council property portfolio,
making available another form of accommodation for single
people within the district;
2 that the Housing Service ensures that adequate provision is
put in place to effectively manage the shared house/HMO and
support tenancies, as necessary;
3 that the commuted sum available in Exmouth of £350,000
and up to £100,000 from the Right to Buy receipts be
allocated towards the purchase and refitting of a property in
Exmouth to provide up to seven units of HMO type
accommodation. If property A was no longer available,
suitable alternative accommodation would be sought up to the
budget available for purchase and refit of £450,000.

*11

Advantage SW procurement club review
The Housing Review Board (HRB) received the report which showed the
performance specific to East Devon of the Advantage SW procurement club that the
Council joined in 2009. The group existed to improve value for money for its
members in the building products used and in relation to new build. The report
provided a review of the activities undertaken during 2012/13 and highlighted some
of the good practice being undertaken.
Members noted the influence that tenants had on the products purchased due to the
Council’s strong customer focus. Victor Kemp, Tenant Representative, reported that
he considered there was a need to notify tenant groups more quickly to enable them
to be more involved in the procurement process. This could be through inviting a
tenant group to be involved in the process.
RESOLVED:

1 that the report be noted.
2 that the intention to remain a member of Advantage SW be
confirmed.

33

Housing Review Board, 20 June 2013

*12

Housing Service display boards
Members of the Board noted that for information and display purposes a new set of
housing display boards had been acquired. These had been designed by the print
room to professional quality, but at reasonable cost. The boards would help tell the
Housing Service story and project a professional image of the Service. The Board
requested that details of the housing display boards should be put as an insert in
the Tenant Newsletter.
that the existence of the Housing Service display boards be
noted.

RESOLVED:

*13

Exclusion of the Public
RESOLVED

14

that under Section 100(A) (4) of the Local Government Act 1972,
the public (including the press) be excluded from the meeting as
exempt information, of the description set out on the agenda is
likely to be disclosed and on balance the public interest is in
discussing this item in private session (Part B).

New housing management software procurement
The Housing Review Board noted that the Housing Service was currently operating
on a number of software packages that were not integrated and some were
outdated. There was a strong case for procuring and implementing a new
comprehensive housing management software system to help achieve service
aspirations, including improved mobile working. The report provided an update on
the procurement of a new housing management software system and made a
recommendation of a preferred supplier.
The Head of Housing confirmed that he would work with tenants to introduce any
new working practices that were possible through the implementation of new
housing management software.
RECOMMENDED:

that the preferred supplier identified in the report be
commissioned to implement and support a new housing
management software system.

Chairman …………………………………..

Date ……………………………………..
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EAST DEVON DISTRICT COUNCIL
Minutes of the meeting of the Arts and Culture Forum held at
the Manor Pavilion Theatre, Sidmouth, on Thursday 6 June
2013
Present:

Councillors:
John O’Leary – Culture Champion
Tom Wright - Deputy Portfolio Holder Environment
Phil Twiss – Portfolio Holder Corporate Services
Town representatives:
David Chapman - Exmouth
Maddy Chapman – Exmouth (substitute)
John Dyson - Sidmouth
Douglas Hull – Axminster
Stephanie Jones – Seaton
Community representative:
Gerri Bennett

Officers:

Angela Blackwell, Thelma Hulbert Gallery Curator
Emma Du Cane, Marketing and Funding Officer, Thelma Hulbert
Gallery
Denise Lyon, Deputy Chief Executive
Charlie Plowden, Countryside and Leisure Manager
Alethea Thompson, Democratic Services Officer
Graham Whitlock, Manor Pavilion Theatre Manager

Apologies:

Town representatives:
Vivienne Ash - Honiton
Vernon Whitlock - Honiton
Claire Wright – Ottery St Mary

Councillor:
Vivien Duval Steer –
Equalities Champion

The meeting started at 4.00 pm and ended at 5.35 pm.
*17

Minutes
The minutes of the meeting of the Arts and Culture Forum held on 25 April 2013
were confirmed as a true record.
It was noted that Councillor Claire Wright had asked to withdraw from the Forum.
Ottery St Mary Town Council had been asked to nominate a new representative
and substitute member to represent the town on the Arts and Culture Forum.
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*18

Declarations of interest
Forum
Member
David
Chapman

*19

Minute
number

Type of
interest
Personal

John Dyson

Personal

Douglas Hull

Personal

Denise Lyon

Personal

John O’Leary

Personal

Vivien Duval
Steer
Vernon
Whitlock

Personal

Nature of interest
He was a member of the Exmouth Pavilion
Advisory Forum and the Manor Pavilion
Theatre Steering Committee.
He was on the sub committee of Sidmouth
Town Council considering the Manor
Pavilion and he was a member of the
Manor Pavilion Theatre Steering
Committee.
He was a member of the Axminster Drama
Club, the Axminster Museum and
Axminster Heritage.
She belonged to Friends of the Thelma
Hulbert Gallery (THG).
He was a member of the Manor Pavilion
Theatre Steering Committee, the Exmouth
Pavilion Advisory Forum and he belonged
to Friends of the Thelma Hulbert Gallery.
She was a member of the Exmouth
Pavilion Advisory Forum.
He belonged to Friends of the Thelma
Hulbert Gallery and Friends of the Beehive.

Personal

Manor Pavilion Theatre review
The Countryside and Leisure Manager welcomed all those present to the meeting.
He explained the history of the Manor Pavilion Theatre (MPT) and the appointment
of the Manor Pavilion Theatre Manager seven years ago. During this time the
theatre had been turned around, was in a very healthy position and had bucked the
trend across the country with an increase in ticket sales and footfall. The success
of the MPT had been achieved through sound business planning and a very
considered, cautious approach. There had been a programme of investment within
the last seven years based on the success of the venue.
The Manor Pavilion Theatre Manager went on to outline the changes and
improvements that had been made within the venue. Some of the crucial changes
included:
Running a professional bar so that income from bar sales went back to the
venue.
The reduction of charges and encouragement of bookings for the Arts
Centre. This was now booked for various classes from Monday to Friday
most weeks through the year.
New bookings and societies were approached and encouraged to use the
Manor Pavilion during the previously empty gaps. The theatre was now very
well used with varied bookings, which were already been taken for the
following years.
Change in opening hours and usage of the Box Office. Following increased
demand more staff were employed and extra phone lines installed and in
2013 the Box Office was expanded.
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Manor Pavilion Theatre review (cont’d)
Ticket sales had increased by 81% in the last seven years and income had
increased by 99.4% in the last ten years. The MPT hoped to keep the audiences it
had and to attract new customers as well as reaching out to new areas.
The Manor Pavilion Theatre Manager explained that there was an exciting future
ahead for the MPT. A new summer repertory season was about to start. Tickets
for this had gone on sale the previous week and the venue had seen an incredible
amount of sales already. The previous summer repertory season company used to
sell their own tickets, but the new company were selling their tickets from the MPT
Box Office. This allowed the Box Office to be open 12 months of the year instead of
9 months, with 10% commission being taken by the MPT. The new company had
not increased ticket prices and were offering incentives on season tickets. It also
had its own PR company.
Within the following twelve months the MPT internet site would be upgraded and
improved and tickets would be sold online. Twitter and Facebook would be tied in
with the website. The Forum discussed the advantages of selling tickets on line.
The Manor Pavilion Theatre Manager believed that currently having no internet
sales did not affect business, but that online sales would be a positive step forward
for the venue. An online booking facility would generate more customers and
income.
The Forum went on to discuss EDDC’s subsidy to the MPT and whether this
subsidy could be reduced and the MPT to break even. The Countryside and
Leisure Manager explained that the budget was considered annually and was set
one year in advance. The target was to see a reduction of 27% on the Council’s
grant year on year. The predicted outturn for 2013/14 was £35,530. The aim was
to get to a position of no cost to the Council. However every theatre in the country
received some form of grant/subsidy. To achieve a nil cost return would be an
outstanding performance.
It was noted that the MPT liaised with the Exmouth Pavilion and did not compete.
Both venues were successful at different things and tended to have different
audiences.
Members discussed the restricted car parking available at the venue and noted that
there was both a District Council operated car park and on street car parking in
close proximity. It was agreed that car parking signage should be improved.
The Forum also considered whether the MPT should be run as a charitable trust
and discussed whether it could be passed over to Leisure East Devon (LED). The
Countryside and Leisure Manager cautioned the Forum and advised it to be aware
of potential LED changes in the operational side of its business. It was suggested
that LED could be invited to a meeting of the Arts & Culture Forum to explain its
future plans.
Members were concerned that the venue was vulnerable to the loss of the Manor
Pavilion Theatre Manager. It was reported that an individual had been identified
from the existing team to assist the Manager more. The Manager stated that the
MPT was a business and that he received a lot of support from all EDDC
departments.
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Manor Pavilion Theatre review (cont’d)
On behalf of the Forum the Chairman congratulated and thanked the Manor
Pavilion Manager and agreed that there were exciting times ahead.

*20

Thelma Hulbert Gallery progress update
The Deputy Chief Executive introduced Emma Du Cane, Marketing and Fundraising
Officer for the Thelma Hulbert Gallery (THG). She would be working throughout
May and June 2013 to develop a marketing strategy and deal with grant funding
applications. If the applications were successful it would bring in a substantial
income for the THG. Further details would be brought to the Forum in September.
The Marketing and Funding Officer was working with community groups to
maximise existing activities, build on relationships and improve communications.
She was focusing on small East Devon based Community Trusts and would be
applying to the Heritage Lottery Fund.
The other person who had been appointed would be employed from July to October
2013 and had a strong corporate sponsorship background. Both employees would
be working together for a few days to agree a strategy for the THG for the next few
months.
The Countryside Manager reported that the Marketing and Funding Officer had
done a fantastic job so far and thanked her on behalf of the Forum.
The THG Curator enjoyed having another colleague to share ideas with and
outlined the improvements that were being made to the gallery:
Items being sold alongside exhibitions had increased income. Sales for May
2013 amounted to £1,439 income, compared with £716 in May 2012. The
figure for April 2013 was £2,602 compared with £738 in April 2012.
The shop had been moved to the front of the building and the shutters would
be in place in mid June.
The outside of the building would be painted in July.
The Countryside and Leisure Manager was meeting the Street Scene
Manager and the Environmental Health and Parking Services Manager the
following week to discuss the car park issues (discussed at the previous
Forum meeting).
Permanent signage would be added to the archway in front of the building.
Transition Town Honiton were keen to take on the garden area of the gallery.
They were already working with EDDC in other areas and the partnership
would generate good publicity.
The THG Curator reported a recent family workshop and been really successful,
with 100% of the customer feedback forms rating highly satisfied. The THG had
been named in the top 20 family friendly museums to visit in the UK and had been
shortlisted to the top four of the Art and Health Awards in the South West. The
THG had linked with the Countryside Service with the bee event which
demonstrated the work the gallery did with the local community. The Curator went
on to outline forthcoming exhibitions and the opportunity for associated sales.
It was noted that DCC would not permit the use of additional AA signs. Members
discussed signage options for the building, which included increasing the size of the
existing AA signs, using private land to erect signs on and adding new signs if the
car park changed its name.
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Thelma Hulbert Gallery progress update (cont’d)
The Portfolio Holder Corporate Services suggested adding the THG to the EDDC
Citizen App. The gallery had been featured in EDDC’s Connect magazine, with its
own column and was advertised on The HUB.
On behalf of the Forum the Chairman thanked the Thelma Hulbert Gallery Curator
and Marketing and Funding Officer for attending the meeting and for all their hard
work.

*21

Date of next meeting
The Chairman thanked all those present for attending the meeting.
It was suggested that at a future meeting the Forum should discuss arts and culture
across the whole of East Devon and that this should form a forward programme for
the Forum.
RESOLVED:

that the next meeting of the Arts and Culture Forum be
held at 4.00 pm on Thursday 12 September 2013 at
the Thelma Hulbert Gallery, Honiton.

Chairman .................................................

Date ..............................................................
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Agenda Item 12
Cabinet
17 July 2013
RC

EDDC Office Accommodation
Summary
Following Executive/Cabinet reports in July 2010 and July 2011, Members agreed to
pursue a project to assess the viability of relocation from Knowle to Honiton and within that
process, to seek outline planning for development on the Knowle.
The planning application was refused by Development Management Committee on 1 Mar
2013. Following this decision the Council would expect any further planning application to
be submitted by a third party.
This report recognises the decision of DMC and the continuing unresolved need for the
Council to address its future accommodation requirements.
The viability analysis of new office accommodation options has continued including
investigation of the viability of remaining on the Knowle in a reconfigured form, continued
assessment of Honiton options, and also now taking the opportunity to consider the
possibility of relocation to our new town of Cranbrook or other sites in the district.
The detailed viability exercise has identified that there are options for the Council to
develop new offices without adding to the Council Tax rate. Within the options identified
there is also consideration of the means of retaining a business centre of similar scale to
the current provision on Heathpark. In addition, the Council will maintain its commitment
to the continued provision of services in Exmouth in recognition of the town’s importance
and population size. The Council works across the district and will use relocation to
increase the availability of its officers and services across the district especially in terms of
arrangements to offer appropriate presence in our other towns.
It has been a constant throughout this process that remaining as we are is not an option.
The Knowle buildings are not fit for purpose. The refusal of the Knowle outline planning
application on 1 March 2013 does not change this state of affairs. The Council is faced
with essential costs to the Knowle of £1.566m (one million five hundred and sixty six
thousand pounds) and annual running costs that far exceed those of a modern office (the
elements and costs of essential works and running costs are detailed in the attached
Knowle Energy Use and Maintenance Cost Analysis Report). As long as the Council does
not address its outdated offices then we place an unjustified burden of costs on our
residents and prevent our staff from delivering best value. This is a high performing
council but its office costs should be significantly lower.
To keep Council Tax low, provide cost effective services, customer satisfaction, modern
working and organisational flexibility into the future requires a headquarters building fit for
purpose in size, operation and running costs. Addressing these issues is not without risk.
However, an unacceptable risk is to do nothing. Underpinning this proposition is the
40

Council’s commitment to achieve this necessary and ambitious project without it causing
an increase in Council Tax.
This report is the outcome of an intensive and evidenced viability options analysis. This
Part A report and appendices presents in public an overview of our findings. At a future
date the Council would like to publish additional data when it is no longer confidential.
Within and attached to this document is the explanation of the processes that the Council
has conducted to review our current circumstances and develop the recommendations of
what action Members need to consider.
This is one of the most significant decisions that the Council will take since it was first
created. The risk analysis within the Viability Study recognises that this is a project of both
necessity and risk. The risks of development projects of this nature are not unusual but
will nevertheless need to be managed and mitigated.
This report is asking Cabinet to agree a course of action leading to a full Council decision
as follows:
a. Agree that remaining at the Knowle is not cost effective noting that steps have been
taken to address local concerns as to the extent of proposed redevelopment of the
site
b. Authorise the Deputy Chief Executive – Development, Regeneration and
Partnerships, to begin formal negotiation on options for alternative HQ sites.
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Recommendation
That Members agree the following:
1. The costs of maintaining, refurbishing or building new offices on the Knowle
are not sustainable and EDDC must therefore look at alternative locations for
a new headquarters.
2. That the Deputy CEO – Development, Regeneration and Partnerships enter
into formal conditional negotiations on the acquisition and/or development of
a suitable site for EDDC to build new offices.
3. A future recommendation is made to Cabinet and then to Full Council that
EDDC relocate from the Knowle to a new location and premises subject to a
satisfactory and financially viable proposition.
4. That further reports come to Cabinet and Full Council as appropriate for
decisions at future key stages of the project.
5. Confirm 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.
6. That a further £ 95,333 (ex VAT) is approved from the Transformation Budget
to fund further services necessary to continue the project and secure the
most advantageous development agreement.
7. To establish an ongoing District Wide Stakeholder Group to share and
discuss relocation progress and issues in terms of Council contact, service
delivery and new ways of working.
8. To establish a New Office Project Executive Group comprising selected
Cabinet members, senior officers and Project Manager to oversee project
progress.
9. Wider engagement with members will be sought through a Leader’s Think
Tank on Relocation.

a) Reasons for Recommendation
These are detailed within this report and the attached Viability Report.
b) Alternative Options
The report contains detailed analysis of the options leading to the recommendation
above. The ‘do nothing’ option is one alternative that also needs to be addressed.
The specific option to do nothing carries with it the following costs and implications
which have been identified as part of the viability exercise:
1. Retaining and maintaining HQ office space (7,722 sq m) which is over twice the
Council’s projected future requirement
2. Incurring a £1.566m bill of essential maintenance and minimum improvement costs
(see attached Knowle Energy Use and Maintenance Analysis Report) solely to keep
the buildings and Council operations functioning. Running cost reductions following
this spend would be small (£26,929 pa).
3. Investment in maintaining the current building does not include any refurbishment or
redesign that would allow a more modern operation. Furthermore continued
maintenance spend to reflect the ageing nature of the building would be expected.
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4. Continuing annual running costs (2012/13 - £431,486) for the buildings and
parklands that are nearly 40% higher than a new office would require.
5. Energy costs (2012/13 - £75,069) that are double what a new building of the
appropriate size would require. Moving to a purpose built new office in comparison
would cost £29,000 per year in energy bills.
6. The Knowle presently produces an estimated 401 tonnes of CO2 per year. A new
office would produce one third of that amount.
In effect, our Council Tax payers would be subsidising the Council’s known inefficiency
if we take no action. Retaining and maintaining parts but not all of the current buildings
carry with them a similar relationship between necessary repair costs and limited
savings. Maintaining the operation of EDDC in a reduced proportion of the Knowle
would require investment in restructuring the buildings to try to make them workable.
This would also be likely to include significant structural costs.
This state of affairs therefore requires the Council to consider either
redevelopment of office accommodation on the Knowle or relocation to an
alternative site. This report considers those options.
c) Risk Considerations
The risks relating to the individual options are addressed within the attached viability
report and key risk considerations are explored later in this report under options
analysis. The risks associated with taking no action involve both identified and
potential unidentified costs. Furthermore, the cellular and compromised design of the
Knowle buildings prevents clear cross team interaction and communication and will
inhibit the kind of cultural change and new ways of working that this Council should
aspire to if it wishes to deliver cost efficient and continued quality services across the
district.
d) Policy and Budgetary Considerations
Policy Impact - The new office project has been previously highlighted for the delivery
of key policies and priorities:
Outstanding services to customers
Reduced costs and improved efficiencies of the Council
New and affordable homes
Responding to the Mar 1 2013 DM Committee decision - As part of the process of
viability assessment the Council sought to secure outline planning for a development
boundary within the Knowle comprising five zones. This application was turned down
on 1 March 2013 for the following reasons:
1.
2.
3.
4.

Loss of parkland
Loss of parking (weekend public usage)
Unattractive changes to a gateway view into the town
Negative economic impact and loss of jobs

In response to the DMC decision, the Council has included an amendment as part of
the minor changes to the draft Local Plan which reduces the boundary of proposed
development from five to three zones. This excludes the lower parkland area (formerly
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Zone E) and the lower car park (formerly Zone A). This represents a change in the
Council’s approach that responds to the DMC decision and key concerns of the local
residents and others in Sidmouth.
The recommendations for relocation and the viability of the options proposed are now
based on the redevelopment of the already developed part of the Knowle (Zones B, C,
D), with the inclusion of Manstone Depot as part of the development package.
This boundary revision addresses the first three of DMC’s objections. With regard to
the question of economic impact of relocation, this is being addressed as an
operational and financial issue, not as a planning matter. There will be a negative
economic impact on Sidmouth, somewhat offset by new housing development and
retention of the lower car park for town use but jobs will not be lost to the District as a
whole and there will be positive economic impacts in the town chosen for the office
relocation which will balance this effect.
Planning Policy - In the draft Local Plan, Manstone Depot is identified as a future site
for residential development. The Knowle is identified as a site for employment and
residential development.
The revised development scenarios for the Knowle (within Zones B, C and D) and
Manstone are as follows:
1. 50 new homes on Knowle and 28 homes on Manstone
2. 50 new homes on the Knowle plus a further 25% of the unallocated housing
numbers identified in the draft Local Plan and 28 homes on Manstone
Both options address the Sidmouth housing numbers proposed within the draft Local
Plan both in terms of specific allocation and additional unallocated. Reduction in the
development area to three of the original five zones no longer leaves room for a care
home. This therefore becomes a residential proposition only and does not include the
previous prospect of 20 jobs in the care home.
Additional Project Management Budget Requirement - Funding of the viability work
has been met through the Transformation Budget with an approval of up to £314,000.
This report includes a recommendation for additional funding of £ 95,333 (ex VAT) to
continue project management through negotiation on the recommended option(s)
toward a Full Council decision likely to be December 2013. These project
management costs are included within and not additional to the overall cost of the
project.
Development Budget – The Viability Study has explored an extensive mix of options
in terms of development cost of sites and office construction and potential capital
receipt from sale of the Knowle, Manstone and, where relevant, Honiton Heathpark
land holding. This report and the attached Viability Report do not include development
costs or land values which remain commercially sensitive.
The more detailed confidential figures have been determined under ‘Red Book’
conditions by independent valuation and by the Council’s contracted Project Manager
reporting to the Deputy Chief Executive and with the engagement of relevant council
officers, Leader, Deputy Leader and Portfolio Holders for Finance and Corporate
Business.
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'Red Book' is shorthand for the Valuation - Professional Standards of the Royal
Institute of Chartered Surveyors which contains mandatory rules, best practice
guidance and related commentary for all members undertaking asset valuation. The
Red Book is issued by RICS as part of their commitment to promote and support high
standards in valuation delivery worldwide. The publication details mandatory practices
for RICS members undertaking valuation services.
This Part A report and documents necessarily restrict themselves to stating whether or
not different options are worth pursuing further on the basis that they can be financially
viable through a mix of capital receipt and prudential borrowing. This reflects an issue
of manageable risk in that we have red book valuations regarding capital receipt but
there are variables such as development market interest, planning considerations, site
acquisition and build out.
e) Date for Review of Decision
Further reports will be made to cabinet as appropriate. Any final decision on new
office accommodation will be made by Full Council. Subject to the progress of
negotiation it is anticipated that a decision could be sought from Full Council in
December 2013.
1 Background
History – The Knowle parkland and buildings first formally came into being in 1810 as the
Knowle Cottage. Since then it has also been a hotel until the then Sidmouth Urban District
Council bought it in anticipation of use as Headquarters for the impending district council.
The parklands themselves remained largely intact until the last 60 or so years when the
periphery of the park was sold off for housing development. East Devon District Council
has been at the Knowle for 40 years since the Council’s creation. It added additional
buildings during the early years of its operation.
EDDC decided to investigate new offices with a commitment to nil cost on the district’s
Council Tax. That decision coincided with central government funding reductions and the
increasing need for Councils to look to ways of making themselves more cost effective.
Accommodation is a key element of that consideration.
Both the Victorian and later buildings are increasingly dilapidated and expensive to run.
The costs of bringing them back into a reasonable state of repair is high with the prospect
of little saving in running cost to show for such an investment. Nor will investment in the
current buildings or a proportion of them either address the cellular restrictions that exist in
the layout of the buildings or the continued problems that we will encounter from old
buildings getting older. This is before the Council looks to the necessity of future proofing
its operations and further driving down costs. The Knowle no longer reflects the changing
operational future of local government and the expectations of our residents. Furthermore,
and within the existing boundary of development, the Knowle represents a realisable asset
that will help fund a new, more efficient HQ.
EDDC provides quality services at the lowest Council Tax in Devon and 16th lowest in the
country. To maintain that low cost efficiency especially in a time of increasing budget
constraint requires new ways of working and a search for efficiencies. The outdated
design and future expense of the Knowle must be factored into the Council’s efficiency
plans.
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Initial Cabinet Decision - In July 2011 Cabinet decided to pursue an office relocation
programme. The first stage of this important process was to investigate the viability of this
ambition. Initially the objective was to identify whether sufficient value could be derived
from redevelopment of the Knowle to fund a move to EDDC land at Honiton, Heathpark.
Within this Viability Assessment was the preparation of an Outline Planning Application for
the Knowle to accommodate a care home and 50 houses. Outline planning approval is
helpful as a starting point in attracting potential developers in so far as the principle of
development is formally established. The planning application was turned down.
Following 1 March 2013 DMC Decision – The fact of impending repair costs and high
running costs for the Knowle buildings as they are remains. Whilst planning permission
would have been a standard and helpful addition to the viability exercise it is not essential.
Since the 1 March Development Management Committee, the project has adapted its
focus to recognise that decision, reflecting Sidmouth’s concerns about Knowle
development and encompass other relevant considerations. In particular:
1. Including the assessment of land values and development capacity within three
zones only on the Knowle reflecting the existing developed areas and excluding the
lower park area (Zone E) and the lower car park (Zone A)
2. Investigating further the options for redevelopment that would involve EDDC
remaining on the Knowle
3. Extending the relocation options to include two possible sites in Cranbrook
To ensure continued member oversight of the process and to advise on recommendations
to Cabinet, the officer working party has continued to meet and a core group of members
have been kept informed of the emerging findings of the viability study:
Leader
Deputy leader
Portfolio Holder – Finance
Portfolio Holder – Corporate Business

Cllr Diviani
Cllr Moulding
Cllr Cox
Cllr Bloxham

This group has met with lead officers to consider the options identified in the Viability
Study and advise the Deputy Chief Executive in preparation for his report to this Cabinet
meeting .
2

Option Analysis

In assessing financial viability, the following issues have been considered with regard to all
the options analysed:
1. BREEAM standards – each option has been considered against both Very Good
and Excellent.
2. Emerging Draft Local Plan - Two variants of housing numbers have been
attached to the Knowle Park that overall reflect the proposed allocation for the
site and an element of unallocated units within the draft Local Plan total for
Sidmouth. The Manstone depot site is included within the development
proposition because:
a. It is identified within the draft Local Plan as a housing development site
b. It is also owned by EDDC and therefore makes sense as a combined
offer
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c. Marketing Knowle and Manstone together offers the opportunity to build
more houses and maximise a capital receipt for the Council, especially if
the Knowle can provide private development and Manstone can
accommodate affordable homes which would be over 40% of the total.
3. Office Space Requirement - The office size proposed will accommodate a mix of
communal space, meeting space, reception area, a projected 250 desks and
Council specific space such as the Council Chamber itself. This leads to an
overall total floor space for new offices of 3,352m2. Further detailed work will be
done to refine the mix and usage of that space.
4. Cost Savings – Relocating from the Knowle will automatically save significantly
on running costs and repair costs. Rather than spend on these repairs and
continued high running costs at the Knowle, the council would rather combine
capital receipt with prudential borrowing to invest in new offices.
5. Contingency – All options involve a contingency of 20% of total build cost
On the basis of the Viability Report’s findings, the options for new office accommodation
available to the Council are as follows:
The Knowle
In assessing the Knowle the following factors have been considered:
1. The Victorian building could be refurbished to BREEAM Very Good standard
although the Council would prefer BREEAM Excellent. However, the essential
repairs of the existing Knowle buildings would cost £1.566m with limited resultant
saving in running costs.
2. Locating the Council in a reduced form in different parts of the existing buildings
and refurbish or redevelop other parts for residential use. This presents a range of
problems:
a. If the Council remains on the Knowle then this compromises the
attractiveness and amount of residential development space available which
reduces any capital receipt significantly and therefore makes the proposition
more expensive to the Council.
b. Any such reduced but remaining presence would still require either new
build or the less than optimal refurbishment of existing offices with a reduced
capital receipt. The projected cost of refurbishing the Council offices into a
more modern open plan arrangement would cost of the order of £15m (see
attached Knowle Refurbishment Costs report). This is far more than a new
HQ would cost. Even were the Council to consider refurbishing a smaller
proportion of existing buildings the cost would be high with a reduced capital
receipt and an increased need for borrowing.
Sharing the Knowle between office and residential in close proximity is unattractive
to either side and raises the possibilities of increased parkland encroachment and
development for car parking, gardens and service access. The attractiveness of
residential development and ownership is compromised alongside the operation of
large offices, staff car movements and deliveries.
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3. The 70s/80s office blocks are not large enough to accommodate even a reduced
size of Council workforce which means that their refurbishment would be only part
of a solution.
4. The Viability Report has considered three scenarios for remaining on the Knowle:
a. Option 1 – Remain in the Victorian building sharing space with some
residential, demolish the newer blocks for car parking and build residential
on the former upper car park and depot sites
b. Option 2 - Build new offices and car parks on the current offices site and
residential on the other two sites
c. Option 3 – Build new offices on the upper car park site using the lower car
park for office parking (with extension) and sell the former office and depot
sites for residential development.
None of these options represent either an attractive development scenario to the market or
best value to the Council in terms of a capital receipt. The nature and compromise
involved in remaining on a redeveloped Knowle means that the range of capital receipt for
any of the three options falls significantly below that which could be achieved if the Council
relocates to an alternative site.
If EDDC were to remain on the Knowle in some redeveloped form the shortfall on
capital receipt will be far in excess of the preferred options for relocation. Without
giving the exact and commercially sensitive figures, the shortfall sums are in high
single and double digit millions of pounds. In comparison and using the same
methodology of calculation, there are affordable options including in some options
the potential to generate a surplus in relocating to Cranbrook or Honiton.
The viability analysis is clear that, having considered multiple options, EDDC remaining on
the Knowle in all or part of its new offices or in a new build is not attractive in financial
terms or wider desirable outcomes. This is true of variations that involve either refurbished
or new build offices on the Knowle. The principle barrier derives from the constraint on
capital receipt caused by less than optimal housing development possible on a site shared
with continued office and office car park use.
Honiton
There are two potential sites in Honiton.
The former railway yard site on Church Hill is viable under certain conditions and offers an
attractive, well connected and central location to the town. However, it has a current user
and would entail a relocation of that use that is likely to be complicated, carry a significant
price tag and potential delay to the relocation process. This option carries significant risk.
There have been initial conversations with the owners and these will be revisited.
The simplest viable relocation option remains the Council’s Heathpark site. This is a
relatively low risk option principally because the site is already Council owned. This site is
not especially central to the town. EDDC’s existing business centre on the site would be
retained alongside a new build office. Honiton has good bus and rail connections and
Heathpark is ideally situated for access to and from the A30. Heathpark remains the most
straightforward option and the lowest risk in terms of land ownership and simplicity.
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Cranbrook
Originally, Cranbrook was regarded as an outlying opportunity for relocation. Two years
ago the Council had an expectation that the timing of Cranbrook high street development
would not come forward sufficiently quickly to meet the relocation timetable. However,
over time it has become clear that, firstly the relocation of EDDC will take longer than
anticipated and, secondly, EDDC and partners have succeeded in securing funding of
£20m from DCLG of which £6m will go to accelerate the development of Cranbrook high
street. There are two sites in Cranbrook: one on the high street and one east of the high
street toward the education campus.
The alignment of the timing makes Cranbrook an option now worth consideration. A new
HQ in Cranbrook could allow for a building containing both EDDC and other service
providers. The building would also be hooked up to the district heat network. The
presence of EDDC HQ within the District’s newest town would be an important statement
of confidence in our new community and could encourage further investment.
A relocation to Cranbrook whilst close to transport routes (road, bus, rail) is at the western
end of the District. The Council already operates services outside the office and we will
maximise mobile working and website technology to make sure staff continue to be
available across the district. Telephone and increasingly internet are the preferred ways of
our residents and businesses to communicate with the Council. Cranbrook will be
connected to respond at a distance and face to face.
Overall
Cranbrook is at the western end of the District while Honiton is more central geographically
and we retain provision in Exmouth with a future commitment to continue to make our staff
and services available across the district. Currently East Devon District Council transacts
with its customers in a variety of ways including by telephone, through our website, face to
face and through correspondence and we will continue to design our services to deliver
what matters to our customers.
Our Customer, Communication and ICT Plans combine to enable us to continue to serve
our customers in ways that suit them as well as ensuring that we keep pace with changing
customer behaviour and expectations. We will continue to develop our website to enable
people to access our services at a time that suits them, from smart phones and other
devices. At the same time we aim to continue to deal efficiently with customers who prefer
to telephone us and to make more use of flexible and agile working practices underpinned
by further investment in technology so that officers can serve customers face to face and
at a variety of locations throughout the district.
In all the viable options the Council commits to maintain a significant presence in Exmouth.
Discussions are ongoing with County about their future plans for services and assets in the
town and we keep our presence under review as part of any opportunities that emerge
from County plans and our Masterplan development priorities. Furthermore, the options
include retention of the East Devon Business Centre and continuity for tenants.
These scenarios have been tested by independent valuation and included in the full
viability documents but not in this report or attached documents. More detailed information
has been made known to Members prior to this Cabinet meeting.
The report recommendations reflect the consideration and elimination of Knowle
office retention or new build in favour of relocation to an alternative site.
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3

Key overall risk issues:

Risk management process is embedded within the Project and the attached viability report
addresses key/significant risks and how these will be managed within the project. By its
nature such a vital and ambitious project is complicated and subject to potential delays,
external variables and finance management issues.
The continuation of dedicated experienced project management is itself a key means of
managing risk. In addition there is a ‘gateway’ programme that requires decisions at key
stages of the relocation process. The particular key decisions will come back to Cabinet
and Full Council. A Relocation Project Executive will be established made up of key
members and officers to oversee the project going forward and agree actions in support of
Cabinet and Full Council decisions. South West Audit partnership (SWAP) will also be
involved in the process to provide independent advice and assessment.
As well as the risk of doing nothing as previously explored, of particular note to members
should be the following:
Local Plan and housing distribution - In this project the Council is operating within its
role as asset manager and seeking to balance Local Plan policies with the responsibility to
generate a return on assets for the Council and community. To deliver a minimum 40%
affordable homes while seeking best return on sale, the Council’s most straightforward
approach is to seek development of 40% affordable homes at Manstone and private
homes only on the Knowle. To this end the Council is proposing the combined
development of Knowle and Manstone involving the following two options:
i. Knowle - , 50 homes + Manstone Depot – 28 homes
ii. Knowle – 50 homes + 25% unallocated units + Manstone Depot– 28
homes
Overall, this development proposition delivers best return for the Council and provides
over 40% affordable but does not meet the draft Local Plan policy preference for entirely
mixed residential development. There are alternative options for a greater mix of tenure
across the sites which are more in keeping with local plan policy but produce a reduced
return for the Council. A developer for Knowle and Manstone will be aware of such
considerations and the Council will be seeking to balance risk and return through
conditional arrangements around land sale, site purchase, new build and combinations
thereof.
This approach balances significant housing delivery (private and affordable) for Sidmouth
with the Council’s desire to achieve a sufficient capital receipt to leave the Knowle and
enable housing development in the first place. The reasonableness of this approach will
need to be tested through the planning process.
Heathpark site development – Certain of the development options would allow for the
sale of the Council’s Heathpark site for food retail. Such variables will be mitigated
through staged decision making and gateways as the relocation project progresses.
Negotiations on the Heathpark site will commence promptly and relocation options will be
pursued on the understanding of whether the Council’s Heathpark site is a viable retail
location. The Council has received conditional offers in regard to food retail at Heathpark
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but, while this is welcome, it does not guarantee certainty in a sector that is less buoyant
than in previous years.
Delays – As we are already aware, delays can happen to a project of this nature:
attempts at judicial review of any planning decision for example or requests to the
Secretary of State to call in any planning decision may arise in future. Such occurrences
are part and parcel of development and will need to be managed. Other matters of
challenge and timing can be accommodated within the process, for example, marketing of
the Knowle for development could accommodate a period of time for any community bid
proposals to be prepared.
Design and Build Costs – Relocation includes the expectation that the Council will move
into a smaller size office introducing more usable office space using new ICT investment
and flexible and mobile working arrangements that will allow a reduced floor area based
around a combination of 250 desks, drop-in and shared space, meeting rooms and council
facilities. These requirements will be refined over the next six months in discussion with
managers and taking on board a strategy for mobile technology and external variables.
The building size and design should allow for variation in the different space uses such as
additional desk requirements. In addition all options include contingency. This reflects the
fact that new office projects are complex especially in terms of operational, staff and space
requirements.
3

Other Considerations
1. Staff – Staff have been kept informed of progress and there will be consultation with
staff and trade unions as the project progresses. New opportunities for home and
mobile working will be made available.
2. Staff Travel - Where staff may have to travel further to work there will be negotiation
on a period of compensation. The Council will institute a Green Travel Plan since,
for a period of time at least, some of our carbon savings will be impacted by longer
travel journeys made by staff. A high BREEAM rating for new offices will help to
manage down any carbon negatives.
3. Customer Contact –Few of our residents or businesses visit our HQ building. The
vast majority of our customers prefer to deal with the Council by telephone. Online
contact is increasing and part of our commitment will be to respond to the
increasing number on internet users by putting more of our processes online.

4

Conclusion

The EDDC Council Plan identifies two clear purposes:
Delivering outstanding services and planning for the future of the district.
High quality services and a low Council Tax are synonymous with East Devon.
However, we reside in an expensive and increasingly inappropriate headquarters
building. As government funding continues to reduce and EDDC seeks new ways to
cut cost without undermining services, we are faced with an office that is both
expensive to run and will shortly require significant capital investment for basic
maintenance let alone improvement.
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After an extensive and detailed viability analysis it is clear that the Council cannot
stay as it is and needs to move into new, more efficient and smaller offices. This is
a key aspect of planning for the future that will help to maintain our outstanding
services.
Remaining on the Knowle has been considered and found to be not viable in that
the Council would need to borrow so much money that repayment rates would be in
excess of the costs we are trying to avoid. However, there are financially viable
options that allow us to move from the Knowle to Honiton or Cranbrook.
Relocation carries with it a number of risks. These can be managed through close
project management, clear decision points in the process and strong officer and
member engagement. EDDC will also engage with stakeholders across the district
to make sure that the relocation project is responding to their needs.
Moving to a new office in a new location is viable. It will significantly reduce
operating costs, give certainty of cost management into the future and provide a
new building that is more attractive, efficient and effective for our staff, members
and visitors.
Legal Implications
Legal advice on disposal/procurement issues will be required at critical stages during the
project.
In terms of the two options being put forward for the redevelopment of the Knowle, the
application of Local Plan policy requirements will fall to be considered by the Council (not
Cabinet) as Local Planning Authority when any planning application is submitted. Any
decision will need to be based on proper planning considerations, rather than the basis
upon which the Council considered funding options when (and if) deciding to relocate and
dispose of the Knowle.
Cabinet’s role includes considering the Council’s position as landowner. The planning
history and potential Local Plan issues are relevant background to understanding possible
options/strategy for the Council as landowner; without prejudice to the normal planning
application processes that might follow at a later date for any proposed redevelopment of
the Knowle or other sites.
Financial Implications
The report and attachments set out the financial position on the differing office
accommodation options. To a degree reliance has been placed with Davis Langdon in
producing and validating the reports and costings contained within the assessments,
however the Council’s finance team has been involved in the overall process and has
ensured the presentation of the finances present a fair and reasonable assessment of the
situation at this current time. The Council’s auditors (South West Audit Partnership Ltd)
have also been involved providing an independent view of the process.
The Council has to date agreed a budget of £314,000 to fund the viability work, this has
been met from the Council’s Transformation Fund. The report requests that a further
£95,333 is required from the Fund in order to bring the Council to a decision point planned
for December 2013 on its preferred relocation site. These external costs incurred have
been included within the financial viability assessment of each option.
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Options have been indentified within the report with net affordability being considered
against current accommodation costs, the objective being not to increase the Council’s
costs. Some options cost more than the current situation and some meet the criteria of
costing less; this assessment is clearly identified for each scheme under consideration
within the report. Along with other risks there are significant financial risks associated with
these assessments ranging from the estimated capital receipt that will eventually be
generated from the preferred option chosen, the final build cost and possibly timings and
cash flow issues. In calculating the various options cautious assumptions have been
made with these factors. Gateways have been built into the process so that risks are
minimised as decisions are made at key stages, however it has to be recognised that
significant costs could be incurred to a stage where perhaps a capital receipt does not
materialise to the level expected. The Gateway/Decision point process will try and keep
this risk to a minimum but costs could be incurred circa £1m which could in effect become
abortive costs. To some degree this will be off set as the Council will have a full
assessment and value of its assets related to these options and could recoup from selling
land considered not essential to its service delivery requirements.
Some options do show a financial benefit of a significant reduction in annual running costs
in addition to the advantages obtained from being situated in a purpose built building.”
Equalities Impact
When a recommendation is made in future to relocate from Sidmouth to a specific site, an
equality impact analysis will be undertaken at the outset and again at key stages of the
project to ensure that Members have the relevant information available to them as and
when decisions need to be taken. The equality impacts will be considered in relation to
impacts on staff, customers, key partners and stakeholders.
Consultation on Reports to the Cabinet
The requirement for new offices is an operational issue for the Council. Staff and
Members have been and will continue to be engaged in the process. The Council’s
website has provided updated FAQs and there has been regular press information and
newspaper articles. The Council has also engaged in local consultation with Sidmouth
regarding the Outline Planning Application for Knowle redevelopment.
We further recognise that we have a best value duty toward our communities and this
includes consideration of user impact of relocation. As has already been stated, relocation
combines with new ways of working therefore alongside the move to smaller offices,
EDDC will be introducing more flexible working arrangements allied to new technologies to
ensure that staff and services are accessible to our resident and business communities,
partners, visitors and other stakeholders.
To maintain contact with our communities during the process of relocation EDDC is
proposing to set up a district wide stakeholder group to share and discuss progress on
relocation and new ways of working. There is a meeting arranged for 26 July for
councillors and senior officers to meet with stakeholders from across the district to discuss
the outcomes of this cabinet meeting.
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Background Papers
Attached
EDDC Office Accommodation Project - Project Viability Report including:
o Overall Options Summary
o Project Risk Register
o Key Gateways
Knowle Energy Use and Maintenance Cost Analysis
Cost Model for Refurbishment of Knowle Office Buildings
Affordability Summary - Review of Annual Running Costs
Richard Cohen rcohen@eastdevon.gov.uk
Deputy Chief Executive

Cabinet
17 July 2013
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EDDC RELOCATION PROJECT
COST MODEL FOR REFURBISHMENT OF ALL EXISTING KNOWLE OFFICE BUILDINGS
For East Devon District Council
Revision G - 4 June 2013
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EAST DEVON DISTRICT COUNCIL
COST MODEL FOR EXISTING BUILDING REFURBISHMENT
BASIS OF ESTIMATE
Cost Basis
Following a request from Steve Pratten a cost model has been produced to provide an indication as to the order of cost for refurbishment of the existing premises based on an overall gross
internal area of 7,722 m2. The standard cost model has been adjusted to reflect the two different construction types consisting the former hotel building previously converted to offices and the
purpose built concrete framed office building.
The extent of refurbishment can vary greatly but in this case the scope of works has been assumed as follows (without any specific knowledge of the buildings) :Full strip out of existing building services, fittings and internal partitions to provide modern open plan accommodation
Essential repairs to the existing building fabric including replacement of existing roof finishes
Replacement / upgrade of windows and external doors
Alterations to provide a DDA compliant building
Upgrade to the thermal performance and carbon efficiency of the building and achievement of minimum BREEAM excellent rating.
Full replacement of all building services installations

Tender Price Inflation
The base cost estimate is at second quarter 2012 prices and an adjustment has been included separately, based upon BCIS Tender Price Index for the proposed tender being received during
Q1 2015. This allowance is 2.61% based upon indices as at 18 April 2013.
Exclusions
EDDC Temporary Offices, decanting and subsequent returning costs
Surveys and any preliminary opening up works, site investigations etc
FF&E
VAT
Unknown abnormals within the existing building structure and fabric including any abnormal ground conditions or contamination issues
Archaeological and ecological issues
Offsite roadworks and transport systems beyond the immediate access to the Development - e.g. upgrades to existing road junctions (Section 278 Works) etc.
CIL / Section 106 contributions
Any offsite reinforcement of utilities - electrical supplies, sewage treatment, links to offsite sustainable energy systems, water infrastructure, gas and telecoms
Site specific external works and car parking including any alterations
Finance costs
Notes
This cost model has been provided as an approximate indicative cost subject to further scoping, detailing and design. These costs have been based on Davis Langdon’s standard Cost
model for office refurbishment for the use of EDDC only and are not intended for the use or manipulation by a third party without Davis Langdon’s prior consent.
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EAST DEVON DISTRICT COUNCIL
COST MODEL FOR EXISTING BUILDING REFURBISHMENT

GIA

INDICATIVE COST MODEL
Qty

Unit

Rate

7,722 m2
£

Comments

Demolitions and Alterations
General internal soft strip out / demolition of internal walls, doors,
stairs, timber floors, fittings etc
Allowance for repairs to internal floors etc where retained / allowance
for timber boarding replacement or latex levelling screed etc subject
to construction type

7,722 m2

30

1 Item

231,660

Subject to extent of re-configuration and proportion
30.00 of open plan space

200,000

25.90

Removal of existing plasterwork, ceilings etc

7,722 m2

8

61,776

8.00

Strip out of existing sanitary fittings, redundant heating systems,
boiler, electrical installations etc.

7,722 m2

6

46,332

6.00

100,000

100,000

12.95 Subject to Survey

35

270,270

35.00

20,000

2.59

77,220

10.00

Allowance for removal of asbestos

1 Item

Roof
Hotel building - strip off of existing roof tiling and replace, Extension replacement of flat roof finish and replace
Repairs to chimneys including brickwork,
brickwork pots and providing new
linings / cappings etc

7,722 m2
1 Item

Stairs
Repairs to existing stairs including replacement of handrails /
balustrades, sundry steps and ramps

7,722 m2

10

External Walls, Windows and Doors
Allowance for cleaning brickwork facades as necessary and
repointing brickwork joints

1 Item

200,000

25.90

Allowance for repairs / replacement of areas of damaged stonework
window and door surrounds - old building only

1 Item

50,000

6.48

617,760

80.00

100,000

12.95

1,975,018

255.77

Replacement of existing doors and windows
Allowance for any damp and rot issues including installation of
injected damp proof course and tanking to Ground Floor / Basement
areas?

7,722 m2

80

1 Item
Carried Forward
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EAST DEVON DISTRICT COUNCIL
COST MODEL FOR EXISTING BUILDING REFURBISHMENT

GIA

INDICATIVE COST MODEL
Qty

Unit

Rate

Brought Forward

7,722 m2
£

Comments

1,975,018

255.77

Structural Alterations
Allowance for structural alterations to existing for new layout,
openings etc

1 Item

100,000

12.95

Allowance for main contractor building surveys, remedial works

1 Item

20,000

2.59

Office Fit Out
New internal walls and doors - metal stud partitions, mdf skirtings,
flush doorsets, glazed screens to meeting rooms etc.

7,722 m2

85

656,370

85.00

Wall finishes - plasterboard linings to inner face of external walls,
painting generally

7,722 m2

45

347,490

45.00

Floor finishes - replacement screeds, raised floor to 70% of floor
area, carpet finish, ceramic tiling to toilets and kitchen areas,
reconstituted stone tiling to reception & floor paint to plant rooms

7,722 m2

65

501,930

65.00

Ceiling finishes - suspended ceilings - plasterboard on MF system
including bulkheads, repairs and re-decoration of existing ceilings

7,722 m2

30

231,660

30.00

Fittings & Furniture including general joinery, kitchenette fit-out, no
canteen fit-out

7,722 m2

55

424,710

55.00

Sanitary Installations - toilet core fit-out, WC's, urinals, washand
basins, vanity units, handryers, mirrors, shower cabinets

7,722 m2

35

270,270

35.00

Disposal Installations - soil, waste, rainwater disposal

7,722 m2

15

115,830

15.00

Water Installations - hot & cold water service, storage and

7,722 m2

20

154,440

20.00

Heat source - gas fired boilers, flue, pumps, heat exchanger etc

7,722 m2

12

92,664

12.00

400,000

51.80

135

1,042,470

135.00

Carried Forward

6,332,852

820.11

Allowance for renewable energy source - CHP plant & heat store etc
Space heating & air treatment - LTHW installation, hot & cold water
supply to plant, dedicated localised cooling systems, toilet & kitchen
extract

1 Item

7,722 m2
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EAST DEVON DISTRICT COUNCIL
COST MODEL FOR EXISTING BUILDING REFURBISHMENT

GIA

INDICATIVE COST MODEL
Qty

Unit

Rate

7,722 m2
£

Brought Forward

Comments

6,332,852

820.11

Electrical installations - LV switchgear, panels and distribution
boards, power to main plant & lifts, small power, containment to
security & power, office high level exposed luminaires, emergency
lighting, PIR sensors etc

7,722 m2

185

1,428,570

185.00

Gas installation - renewal of gas distribution

7,722 m2

2

15,444

2.00

Lift installations

7,722 m2

35

270,270

35.00

Protective installations - earthing & bonding and lightning protection

7,722 m2

2

15,444

2.00

Communication installations - fire & smoke detection, security
installation, disabled refuge alarms, induction loops & ICT cat 6 data
cabling

7,722 m2

70

540,540

70.00

Building management system

7,722 m2

60

463,320

60.00

226,950

29.39

20,000

2.59

5%

Builder's work in connection with services
Localised adjustment and repairs to pavings, ramps, landscaping etc

1 Item

20,000

Drainage - partial replacement and connection to existing externally

1 Item

20,000

Add for inflation based upon BCIS TPI 2Q 2012 - 1Q 2015

2.61%

20,000
2.59
9,333,390 1,208.68
243,601

31.55

9,576,991 1,240.22
Preliminaries

15%

1,436,549

186.03

Professional design fees, Planning and Building Regulation fees,

15%

1,652,031

213.94

Design & Construction Risk

20%

2,533,114

328.04

Total Construction Cost SAY £15,198,685 1,968.23 - equivalent to £ 168 / ft2
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EDDC Office Accommodation
Knowle Energy Use and Maintenance Cost Analysis Report
June 2013

Program, Cost, Consultancy
www.davislangdon.com
www.aecom.com
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EDDC Office Accommodation Knowle Energy Use & Maintenance Cost Analysis Report
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EDDC Office Accommodation Knowle Energy Use & Maintenance Cost Analysis Report

1.0

Executive Summary

1.1

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.

1.2

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.

1.3

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.

1.4

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

1.5

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.

1.6

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.

1.7

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.

1.8

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.

1.9

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.

1.10

A simple comparative table is included in Section 8 - Summary
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EDDC Office Accommodation Knowle Energy Use & Maintenance Cost Analysis Report

2.0

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

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.

3.2

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




3.3

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


3.4

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, 1st April 2012 – 31st March 2013.
EDDC’s Gas and Electricity cost, 1st April 2012 – 31st March 2013.

Assessment of Energy Saving opportunities at the Knowle prepared by TJL Associates
dated 14th April 2008.
The main elements of building requiring replacement / refurbishment outlined with
response to Richard Thurlow dated 29th 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 14th 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 153The 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 departments
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

All 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

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.

5.2

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.

5.3

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.

5.4

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;


5.5

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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5.6

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
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.

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
6.1

Revised Running Costs
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 consumption by 32,000 kWh.
2. 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.
3. 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.
4. Replacement of the existing light fittings with new high frequency fittings is expected to
reduce the electrical energy consumption by 96,000 kWh.
5. 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.
6. 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.
7. 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.

6.2

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

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

7.2

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 EUI 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. It 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;-

7.3

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

7.4

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

7.5

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 £36,633
producing 172 tonnes of CO2.

7.6

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 CO2.
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8.0

SUMMARY

8.1

The comparative data at March 2015 is set out in the following table:-

Option
Do Nothing and retain as
existing
Repair
/
Upgrade
existing building
New Build Option 1 –
GIA 4,225 m2
New Build Option 2 –
GIA 3,352 m2

Total Running Cost
£/yr
458,170

Energy
Consumption
kWh/yr
1,076,426

Energy
Cost
£/yr
£83,901

CO2
Tonnes
401

431,239

880,719

£61,784

291

300,184

533,829

£36,633

172

269,424

423,525

£29,064

136
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APPENDIX A - Current Running Cost

The last full year providing the annual running cost for the Knowle site is based on the EDDC Reporting Period to the end of financial year 2012/13.
April 12 to March 13

Comment

Planned Maintenance

£

12,356

Maintenance contracts for plant & equipment etc. legionella testing, fire alarm testing etc. Note includes standby generator maintenance
contract.

Reactive Maintenance

£

12,908

Day by day works to existing building that are not pre-planned including repairs, breakdowns, emergencies etc.

Electricity Consumption

£

56,627

Based on finalised electricity bill.

Gas Consumption

£

18,443

Primarily boiler plant - gas consumption to kitchen ovens is negligible due to very little use. Based on finalised bill.

Water Consumption

£

7,933

Council Rates

£

117,935

Buildings Insurance

£

12,681

Employee Costs

£

104,639

Grounds Maintenance

£

12,050

Based on Street cleansing & Grounds maintenance recharge value.

Property Services costs

£

26,830

Facilities Management cost recharged form Property Services for Knowle.

Recharge for council Services applying
Knowle Site
£

23,331

Postal charges, phones, communications, IT etc.

Other costs associated with property
maintenance
£

16,611

Building materials and small plant and tools costs for maintenance & repairs, PPE, laundry costs, special waste disposal.

Other running costs

£

9,143

TOTAL ANNUAL COST

£

431,487

Based on final total bill.
From Budget Monitoring Report 2012/2013

Caretakers and cleaning staff salaries and associated employment costs.

Property cleansing service, security service, water bottle contract, waste bins & recycling, provision of DEC, catering, consumables etc.
At 31st March 2013
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APPENDIX B - Essential Repairs / Upgrades
The following works are considered necessary to rectify significant building issues that have been deferred with the possibility that the building is to be vacated. These works are therefore considered of immediate priority should a move not take place in the
medium or long term.
£

Reason / Scope

Window replacement
£
Replacement of existing electrical
switchgear, distribution boards
etc.
£
Replacement gas boilers. Flues,
plantroom pipework, controls,
valves, insulation etc. 240KW to
old building 450 KW to office
extension
£

73,000

Replacement of existing single glazed windows to the office extension building. The existing windows are ill fitting, As TJL Carbon Trust report new windows would reduce energy consumption by
draughty and the ironmongery is defective. Upgrade to upvc double glazed units would improve the energy efficiency of 32,000 kWh
the building including making good structure & finishes disturbed
Current power requirements are in excess of the capacity of the existing system. Overheating of the existing incoming No direct energy saving
mains could be considered a fire safety issue.

62,000
The existing boilers were to be replaced in 2000 and are failing on a regular basis. Replacement boilers would also be Efficiency increase in boiler / controls, insulation etc. assumes a 5% reduction on
more efficient and reduce gas consumption and repair costs, servicing etc.
overall gas consumption - say 30,000 kWh. New boilers will reduce reactive
maintenance and staff costs by approximately £4814 pa
63,000

Removal of old electric storage
heaters in parts of the hotel
building and relacement with
extension to the existing LTHW
system
£

147,000

Replacement radiator controls,
£
pumps etc.

23,000

The existing storage heaters are old and the controls do not operate. For full control and efficiency from the new gas Will reduce the excessive electricity consumption - saving included above
boiler it is essential to have one single system.

Wiring upgrade and replace old
fluorescent lighting with high
frequency T5 fittings with
automatic controls
£

290,000

New Phone system including
comms/IT re-cabling
£

231,000

All the existing radiator valves are in poor condition. Replacement with TRV's will provide greater control and increase Potential savings included above.
efficiency
A partial power and data upgrade is required due to existing systems falling well below existing standards. This would As TJL report new light fittings would reduce energy consumption by 96,000 kWh
also reduce the cost of piecemeal replacement being carried out and the use of perimeter trunking

Builder's work in connection with
replacement
mechanical
&
electrical installations

There are currently several uncompatible phone systems where spare parts are not easily available. A new system will Reduction on repairs and replacement - say £1000 pa
increase the efficiency of the system and reduce the repair costs.
Based on 10% of M&E value due to working within existing buildings

£

n/a

82,000

Re-roofing the office extension
building

Preliminaries
Contingency
Professional Fees
TOTAL ESSENTIAL WORKS

Saving

The existing flat roof is now at the end of it's life and replacement would stop the leaks / damp that has ocurred and Insulation of the roof to current standards would reduce the energy consumption
provide the opportunity to upgrade the roof insulation to modern standards. Upgrading the lightening protection system by 2,300 kWh. Reduction on reactive maintenance dealing with leaks, damp etc.
as required.
say £1000 pa patch repairs carried out by council staff on recurrent basis
£

110,000

£
£
£
£

195,000
128,000
162,000
1,566,000

Based on 18% of total construction works on a phased basis
10% allowance on full construction cost
At 15% of Construction Cost
At MARCH 2013 (EXCLUDING VAT)

Note: Excludes all External Function costs & Room Hire
Costs above are based on Davis Langdon Standard Office Refurbishment Cost Model (updated to March 2013 from previous July 2012 base)
The above excludes decant costs for moving people on a temporary basis whilst the refurbishment works take place on a phased basis
Upgrades to finishes, sanitary fittings, kitchen installations and works to the external paving are excluded at this stage and considered to be of secondary priority.
Note: Improvements in off peak heating has already reduced consumption - although this is based on a manual system
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APPENDIX C - Running Costs Post Essential Works

The last full year providing the annual running cost for the Knowle site is based on the EDDC Reporting Period to the end of financial year 2012/13. For the purposes of this report, it is assumed that the essential works will be completed by March 2014. With the savings realised at March 2015
March 12 to March 13

Indices

£ @ March 15

Forecast

Difference per annum
£

-

Comment

Planned Maintenance

£

12,356

BMI(M)

£

12,738

£

12,738

Reactive Maintenance

£

12,908

BMI(M)

£

13,306

£

10,572 -£

2,734

Electricity Consumption

£

56,627

BMI(E)

£

63,289

£

40,298 -£

22,991

Gas Consumption

£

18,443

BMI(E)

£

20,613

£

21,486

£

873

Based on reduced Gas consumption as Appendix E - but heating system is extended to replace electric storage heaters

Water Consumption

£

7,933

CPI

£

8,356

£

8,356

£

-

No change

Council Rates

£

117,935

CPI

£

124,221

£

124,221

£

-

No change

Buildings Insurance

£

12,681

CPI

£

13,357

£

13,357

£

-

No change
Reduction on costs associated with council staff dealing with boilers / heating system failures and management

Employee Costs

£

104,639

CPI

£

110,216

£

£

12,050

CPI

£

12,692

£

12,692

£

-

No change to grounds maintenance

Property Services costs

£

26,830

CPI

£

28,260

£

28,260

£

-

No reduction to facilities management costs

Recharge for council Services applying Knowle
Site
£

23,331

CPI

£

24,574

£

24,574

£

-

No change

Other costs
maintenance

with

2,080

Reduction on costs associated with emergency repair call outs to boilers / heating systems
Based on reduced Electricity consumption as Appendix E

Grounds Maintenance

associated

108,136 -£

Assumed no reduction to existing planned maintenance requirements

property
£

16,611

BMI(M)

£

17,123

£

17,123

£

-

No change to general building maintenance materials, consumables, waste disposal etc.

Other running costs

£

9,143

BMI(M)

£

9,425

£

9,425

£

-

No Change

TOTAL ANNUAL COST

£

431,487

£

458,170

£

431,239 -£

Indices- Forecast
BMI Energy
BMI Maintenance

March 2013 - Q1
255.00
227.00

March 2015 - Q1
285.00
234.00

% Change in Period
11.76%
3.08%

Percentage Uplift- Forecast
CPI - Annual

March 2013 - Q1
2.95%

March 2015 - Q1
2.32%

Compound Uplift over period
5.33%

26,931

Indicies sourced from BCIS retrieved 29/05/2013 - Consumer price Index sourced from Bank of England Published CPI projection retrieved 29/05/2013
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APPENDIX D - Running Costs for New Build Offices
The last full year providing the annual running cost for the Knowle site is based on the EDDC Reporting Period to the end of financial year 2012/13. For the purposes of this report, it is assumed that the New Build option would be completed by March 2014. With the savings realised March 2015

OPTION 1 - 355 DESK SPACES WITH GROSS INTERNAL AREA OF 4,225 m2

£ to March 13

Knowle as Exisitng
Indices
£ @ March 15

Option 1 Foercast
Forecast
Difference per annum

Assumptions

Planned Maintenance

£

12,356

BMI(M)

£

12,738

£

6,969 -£

5,768

Based on a Pro-rata reduction on floor area (55% of existing building area)

Reactive Maintenance

£

12,908

BMI(M)

£

13,306

£

5,000 -£

8,306

Allowance based on premise that new build will require negligible repair

Electricity Consumption

£

56,627

BMI(E)

£

63,289

£

23,060 -£

40,229

Based on adjusted forecast consumption as Appendix E Table 4 Option 1

Gas Consumption

£

18,443

BMI(E)

£

20,613

£

13,573 -£

7,040

Based on adjusted forecast consumption as Appendix E Table 4 Option 1

Water Consumption

£

7,933

CPI

£

8,356

£

Council Rates

£

117,935

CPI

£

124,221

£

67,966 -£

56,255

Buildings Insurance

£

12,681

CPI

£

13,357

£

7,308 -£

6,049

Employee Costs

£

104,639

CPI

£

110,216

£

Grounds Maintenance

£

12,050

CPI

£

12,692

£

3,173 -£

9,519

Property Services costs

£

26,830

CPI

£

28,260

£

15,462 -£

12,798

£

23,331

CPI

£

24,574

£

24,574

Other costs associated with property
maintenance
£

16,611

BMI(M)

£

17,123

£

9,369 -£

7,754

Building materials and small plant and tools costs for maintenance & repairs, PPE, laundry costs, special waste disposal

BMI(M)

£

9,425

£

5,157 -£

4,268

Property cleansing service, water bottle contract, waste bins & recycling, provision of DEC etc.

£

458,170

£

300,184 -£

157,986

Recharge for council
applying Knowle Site

8,356

110,216

£

£

-

Based on final total bill from South West Water
From Budget Monitoring Report 2011/2012
Ditto

-

Caretakers and cleaning staff salaries and associated employment costs - maintained based on current staff nr's
Allowance for reduction to 25% of The Knowle value
Facilities Management cost recharged from Property Services for Knowle

Services

Other running costs

£

9,143

TOTAL ANNUAL COST

£

431,487

£

-

Postal charges, phones, communications, IT etc.

At 31st March 2013

Note: All function costs including catering costs, associated consumables are excluded
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APPENDIX D - Running Costs for New Build Offices

OPTION 2 - 250 DESK SPACES WITH GROSS INTERNAL AREA OF 3,352 m2

£ to March 13

Knowle as Exisitng
Indices
£ @ March 15

Option 2 Foercast
Forecast
Difference per annum

Assumptions

7,208

Based on a Pro-rata reduction on floor area (43% of existing building area)

5,000 -£

8,306

Allowance based on premise that new build will require negligible repair

18,296 -£

44,993

Based on adjusted forecast consumption as Appendix E Table 4 Option 2

9,844

Based on adjusted forecast consumption as Appendix E Table 4 Option 2

Planned Maintenance

£

12,356

BMI(M)

£

12,738

£

Reactive Maintenance

£

12,908

BMI(M)

£

13,306

£

Electricity Consumption

£

56,627

BMI(E)

£

63,289

£

Gas Consumption

£

18,443

BMI(E)

£

20,613

£

10,768 -£

Water Consumption

£

7,933

CPI

£

8,356

£

Council Rates

£

117,935

CPI

£

124,221

£

53,922 -£

70,299

Buildings Insurance

£

12,681

CPI

£

13,357

£

5,798 -£

7,559

Employee Costs

£

104,639

CPI

£

110,216

£

Grounds Maintenance

£

12,050

CPI

£

12,692

£

3,173 -£

9,519

£

26,830

CPI

£

28,260

£

12,267 -£

15,993

£

23,331

CPI

£

24,574

£

24,574

Other costs associated with property
maintenance
£

16,611

BMI(M)

£

17,123

£

7,433 -£

9,690

Building materials and small plant and tools costs for maintenance & repairs, PPE, laundry costs, special waste disposal

BMI(M)

£

9,425

£

4,091 -£

5,334

Property cleansing service, water bottle contract, waste bins & recycling, provision of DEC etc.

£

458,170

£

269,424 -£

188,746

Property Services costs
Recharge for council
applying Knowle Site

5,529 -£

8,356

110,216

£

£

-

Based on final total bill from South West Water
From Budget Monitoring Report 2011/2012
Ditto

-

Caretakers and cleaning staff salaries and associated employment costs - maintained based on current staff nr's
Allowance for reduction to 25% of The Knowle value
Facilities Management cost recharged from Property Services for Knowle

Services

Other running costs

£

9,143

TOTAL ANNUAL COST

£

431,487

£

-

Postal charges, phones, communications, IT etc.

At 31st March 2013
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APPENDIX E - Energy Use Calculations
TABLE 1 - CURRENT ENERGY USE CALCULATION FOR THE KNOWLE @ MARCH 13
Building Data:
Building Type:

Annual Energy Consumption:
Naturally Ventilated Cellular offices

Gross Internal Area:

Gas

7722 m2

Electricity
Total

CO2 tonnes

481,311 kWh

Cost:

£18,443

89

595,115 kWh
1,076,426 kWh

Cost:

£56,627
£75,070

312
401

Area Calculation
Treated Area (as table B4)
Treated Area
EUI Calculation

95%
7336 m2
kWh/m2/yr

Typical

Good Practice

Gas

65.61

151

79

Electricity

81.12

54

33

146.73

205

112

Total

Note: Figures above for Electricity Consumption are skewed due to electrical storage heating to old hotel building
Approximately 15% of the overall Building is electrically heated and therefore 65.61 kWh/m2/yr represents 85% of the overall energy
consumption for heating purposes. i.e.77.19 kWh/m2/yr
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TABLE 2 - ADJUSTED ENERGY USE BASED ON FULL GAS HEATING ON CURRENT VALUES @ MARCH 13
Building Data:
Building Type:

Annual Energy Consumption:
Naturally Ventilated Cellular offices

Gross Internal Area:

7722 m2

CO2 tonnes Change to existing

Gas

566,258 kWh

Cost:

£21,698

104

84,947 kWh

Electricity

474,761 kWh

Cost:

£45,175

249

-120,354 kWh

£66,873

353

-35,407 kWh

Total

1,041,019 kWh

TABLE 3- FORECAST ENERGY NO ALTERATIONS TO KNOWLE FOR COMPARATIVE PURPOSES @ MARCH 15

Building Data:
Building Type:

Annual Energy Consumption:
Naturally Ventilated Cellular offices

Gross Internal Area:

Gas

7722 m2

Electricity
Total

CO2 tonnes

481,311 kWh

Cost:

£20,613

89

595,115 kWh

Cost:

£63,288

312

£83,901

401

1,076,426 kWh

TABLE 4 - ADJUSTED ENERGY USE BASED ON POTENTIAL SAVINGS FOLLOWING ESSENTIAL REPAIRS @ MARCH 15

Building Data:
Building Type:

Annual Energy Consumption:
Naturally Ventilated Cellular offices

Gross Internal Area:

7722 m2

Gas

501,958 kWh

Cost:

£21,486

92

Electricity

378,761 kWh

Cost:

£40,298

199

Total

880,719 kWh

£61,784

291

Area Calculation - no change
EUI Calculation

kWh/m2/yr

Typical

Good Practice

Gas

68

151

79

Electricity

52

54

33

120

205

112

Total

CO2 tonnes

77

TABLE 5 - FORECAST ENERGY USE FOR NEW OFFICE ACCOMMODATION ACHIEVING BEST PRACTICE
Option 1 - 355 desk GIA 4,225 m2
Building Data:
Building Type:

Annual Energy Consumption:
Naturally Ventilated Open Plan offices

Gross Internal Area:

4225 m2

CO2 tonnes

Gas

317,086 kWh

Cost:

£13,573

58

Electricity
Total

216,743 kWh
533,829 kWh

Cost:

£23,060
£36,633

114
172

Option 2 - 250 desk GIA 3,352 m2
Building Data:
Building Type:

Annual Energy Consumption:
Naturally Ventilated Open Plan offices

Gross Internal Area:

3352 m2

Area Calculation Option 1
Treated Area (as table B4)
Treated Area
EUI Calculation

Gas

251,568 kWh

Cost:

£10,768

46

Electricity
Total

171,958 kWh
423,526 kWh

Cost:

£18,296
£29,064

90
136

Area Calculation Option 2
95%
4014 m2

Treated Area (as table B4)
Treated Area

kWh/m2/yr

Gas

79.00

Electricity

54.00

Total

CO2 tonnes

133.00

78

95%
3184 m2
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1.0

Executive Summary

1.1

East Devon District Council’s office at Knowle is not fit for purpose. In operational
and cost terms it is unsuitable for the running of an efficient modern Public Authority.

1.2

Knowle provides an overall floor area of 7,722m2, whilst the EDDC’s assessment to
date for the size of a new HQ to provide Council’s services indentifies a requirement
for an overall area of 3,352m2.

1.3

Knowle’s annual running costs, allowing for inflation, over the next twenty years are
£ 4.8m more than similar costs for a new purpose built office

1.4

Knowle Offices have a considerable ongoing financial liability in respect of planned
and unplanned maintenance. Essential repairs and upgrades to the Knowle have
been identified that have an overall estimated cost of £ 1,566,000. However, even if
all these works were to be carried out, the running costs would only be reduced by £
26,929 per annum – including an energy cost reduction of £ 22,117 and a lowering
of carbon by 110 tonnes.

1.5

Notwithstanding the Knowle Office’s current Display Energy Certificate (DEC) rating
of C, the building is considered as providing poor value in terms of energy costs.
During the last financial year energy costs totalled £ 75,069. A new purpose built
office to suit EDDC’s anticipated floor area requirement could cost £ 29,064 per
annum.

1.6

Production of CO2 is correspondingly excessive – currently the Knowle Office
energy use produces 401 tonnes, whilst for a new office it could be reduced to 136
tonnes.

1.7

The layout of the buildings is generally cellular creating an insular working
environment which, as a consequence, provides a poor working and Customer
environment. The current nature of the building also effectively prevents interaction
between Departments and hampers any cultural transformation in the way that staff
work and behave. The buildings lack proper full accessibility and adaption would be
expensive and piecemeal due to the design of the building.

1.8

It is apparent that the current situation cannot continue since financially it is a
significant drain on the monetary resources of the Council. Financial liability is likely
to increase for maintenance and other issues in the future. The Council will need to
consider whether these costs should be handed to the Public through increases in
Council Tax or result in a reduction in services or both.

1.9

This Viability Report has examined options for the Council Office Accommodation
based upon financial assessment. These options have included refurbishment of
the current Knowle buildings and well as new build offices on Knowle and elsewhere
within the District.
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1.10

Whilst it is understood that the Council’s desire is that their new office
accommodation should be constructed to a BREEAM Excellent standard, the review
of options has also considered financial viability based upon BREEAM Very Good.
This latter criterion provides potential savings in comparison to the BREEAM
Excellent standard, although the building’s environmental performance would be
less.

1.11

After careful consideration of the identified options for the new Council
Accommodation, a number of Options have been found to be financially viable
based either on a BREEAM Very Good or BREEAM Excellent basis, at the following
four locations;





Church Hill, Honiton – on the former rail yard
Heathpark, Honiton – on the former Sita Depot adjacent to East Devon
Business Centre.
Cranbrook Town Centre
Cranbrook – an identified plot close to the Town Centre within the
Cranbrook overall Development area.

1.12

It is acknowledged that whilst evaluating the affordability / viability of options,
consideration has been given to EDDC investing sums that would have been
otherwise be spent on Knowle annual running costs over the next twenty years
which could be saved by moving to a new purpose built office.

1.13

It is confirmed that this Part A Report does not identify specific site values due to
commercial confidentiality reasons. It is understood that when this information is no
longer confidential, EDDC will publish the data
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2.0

Objectives

2.1

East Devon District Council (EDDC) needs a building suitable for the running of an
efficient modern authority. The former Knowle Hotel building, in particular, is not
designed for modern office use and is wasteful on space. It is not energy efficient,
the layout makes it difficult to organise the workforce, and discourages corporate
working. These are among many other factors which make this building inefficient,
unsuitable and inaccessible. The Council has expressed a wish to move to a better
Office building, that will be preferably BREEAM Excellent rated, thereby making a
lasting impact on the carbon footprint of the Council.

2.2

EDDC has advised that there is limit budget available to undertake either
refurbishment of their Knowle Offices or the provision of a new Building. They have
advised that any such works, if approved, would be required to be carried out at no
additional cost to the Council Taxpayer. Staying in the current buildings will be
problematic for residents across the District either in terms of the possibility of higher
Council Tax or reduced services or both.

2.3

The objective of this Project Viability Report is, therefore, to advise on the viability of
any new office facilities, identifying budget costings for both the refurbishment or
construction of an office, including associated fitting out and equipment costs, and to
then compare these costs to the value of identified EDDC’s land assets that could be
sold to provide monies for the associated expenditure. Consideration has also been
included for borrowing, but only at a level that reflects the potential saving on Knowle
annual running costs when compared to a new purpose built office over a twenty
year period
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3.0

The Knowle

3.1.0

Introduction
3.1.1 The existing East Devon District Council offices are located at Knowle,
Sidmouth. The current offices sit in a total area of 5.40 hectares, including
formal gardens and mature parkland.

3.2.0

A brief history
3.2.1

The Knowle Cottage / Hotel
 The original house, known as Knowle Cottage, was built by Lord Le
Despencer in 1810 in the style of an extensive cottage ornée.
 Between 1820 and 1861 the property was owned by Mr T L Fish. In 1835
he carried out extensive alterations to the house and gardens.
 The Knowle was converted to a Hotel in 1880
 Extensive remodelling of the building was carried out between 1889 and
1904 providing the current austere appearance typical of late Victorian
architecture.
 Between 1882 and 1968 the Knowle operated as a hotel, except during
the Second World War years, when it was occupied by the RAF.
 In 1968 the Knowle Hotel had become run down and was purchased by
Sidmouth Urban District Council for £ 50,000. To recoup some of this
expenditure, plots within the grounds were sold off as building plots – a
process that had commenced during the early / mid C20.
 In 1974 East Devon District Council was formed and began operating
from the property. During that year planning was authorised for alteration
works to the building.
 It is understood that very few internal walls were altered as part of these
works, with many of the original rooms simply being renamed e.g. the
Dining Room became the Committee Room and the Ballroom became
the Council Chamber. Most of the original bedrooms were merely
recarpeted and repainted for use as offices.
 Currently the building provides a gross internal floor area of 5,784 m2
 The surrounding gardens remained fairly intact until the early / mid 20th
Century when various plots of parkland were sold off for private housing
thereby reducing the size and integrity of the space.

3.2.2

EDDC Office Extension
 Subsequent to the alteration works to the Knowle in 1974, as numbers of
staff increased, in 1978 the first of the two new office blocks were
constructed to accommodate the expanding Council. The second new
office block being commenced in 1983. Currently the Office Extensions
provides a gross internal floor area of 1,938 m2.
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3.3.0

3.4.0

English Heritage
3.3.1

Following consideration of an application for Knowle and its grounds to be
listed, on 18 September 2012 English Heritage (EH) wrote to EDDC advising
that the Secretary of State for the Department of Culture, Media and Sport
(DCMS) had decided not to add East Devon District Council Building and
Landscape to the National Heritage List for England. EH identified a number
of reasons for their decision including that “the building is only of modest
architectural interest and does not demonstrate a high level of design
interest or intactness necessary for a predominantly mid to late nineteenth
Century building”.

3.3.2

In response, EDDC applied to EH for a Certificate of Immunity. This
application was recommended by EH to DCMS and, in their letter of 8 May
2013, it was advised that the Minister had certified that she did not intend to
list the building.

Issues associated with the current Knowle Offices
3.4.1

Almost forty years on from the alteration works to the Knowle in 1974 and
the later construction of the two new office extensions, no major changes to
the overall building structure and fabric have occurred. Only superficial
works such as decorating, modernisation of the reception area and partial
replacement of windows has been carried out. In the absence of certainty
about whether a move to new premises would occur and the reluctance to
spend money that could effectively be wasted, the Council has resisted a
planned maintenance programme for the Knowle. As a result maintenance is
currently only carried out on a reactive basis.

3.4.2

Consequently;
 the building fabric is tired and old,
 structurally there has been water ingress to both buildings, particularly
the Office Extension due to the failure of the roof coverings, whilst fungal
mould growth and internal leaks from live soil pipework within the
structure are apparent in the former Hotel building.
 asbestos is understood to be present in both buildings, requiring local
removal before any intrusive works are carried out.
 much of the furniture and fixtures are old, worn out and need to be
replaced
 the building is unsatisfactory in terms of ease of access for both staff and
visitors if they are physically disabled, elderly or visually impaired

3.4.3

The current gross internal floor area totals some 7,722 m2, with the former
Hotel providing 5,784 m2 and the Office Extensions 1,938m2. EDDC has
identified as part of their work planning that due to more mobile working, the
anticipated number of desks needed for a new office would be 250 nr. On
this basis EDDC would require a floor area of 3,352 m2 including interview /
meeting rooms, storage, Council Chamber, Members Area and other similar
ancillary areas. As a result there is a difference between the current Knowle
floor area and that required of 4370 m2 or 57%.
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3.4.4

As noted above, little conversion work occurred when adapting the hotel
building into an office. Very few of the original partition walls have been
removed, resulting in most of the offices being small and cellular. The
corridors and main staircase are overly wide and expansive.

3.4.5

The office extension is also generally cellular, albeit the individual offices are
somewhat larger than those in the former hotel. The cellular nature denies
EDDC the opportunity of providing a flexible workspace for their workforce.

3.4.6

The current Display Energy Certificate (DEC) for Knowle identifies a C
rating. This rating could be improved not only by virtue of a smaller floor
area, but also through the use of more thermally and energy efficient
materials and services installations that a new or refurbished building
designed to a Breeam Very Good or Excellent standard would provide. This
would also have associated benefits for the office’s running costs in terms of
heating, lighting and other energy uses as well as a reduction of carbon
emissions.

3.4.7

To illustrate this point, reference is made to Davis Langdon’s Knowle Energy
Use and Maintenance Cost Analysis Report, May 2013, which confirms;
 The current total annual running cost at March 2013 are £ 431,486, with
energy costs of £ 75,069 and 401 tonnes of CO2 being produced.
 Even if essential repairs / upgrade works costing £ 1,566,000* were to
be carried out before the end of FY 13 / 14, by March 2015 there would
only be a saving of £ 26,930 for the annual running costs, including
energy saving of £ 22,136 and a reduction of 110 tonnes of CO2.
 In comparison, a new purpose built office of 3,352 m2 could have annual
running costs of £ 269,424, including energy costs of £ 29,064 and 136
tonnes of CO2.
 The current running costs at Knowle are anticipated to increase by March
2015 to £ 458,170, with energy costs being £ 83,901 of this cost.
Therefore in comparison to a new office of 3,352 m2 there could be
potential savings of £ 188,746 on annual running costs, £ 54,837 for
energy and 265 tonnes of CO2
Note * Essential repairs / upgrade works include;
 replacement of windows,
 replacement of existing electrical switchgear, distribution
boards, etc
 replacement gas boilers, flues, plantroom pipework, controls,
valves and insulation
 replacement of old electrical storage heaters and replace with
extension of existing LTHW system
 replacement radiator controls and pumps
 wiring upgrades and replacement of existing lighting
 new phone system
 associated builders work in connection
 re roofing of the office extension buildings

3.4.8

The storage of documents both current and archived is another concern. A
survey of documentation storage in 2011 established that there was over
640m2 of floor space taken up by stored documentation. This storage space
incorporated over 20 dedicated rooms in addition to numerous cupboards
within the building and external storage in adjacent portakabins.
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3.4.9

Members acknowledged that this was entirely unsustainable, and in early
2012 Cabinet and Council recommended that a proposed Electronic
Document Management Strategy (EDMS) should be implemented to enable
a substantial reduction of the amount of storage space required. This had
the potential of reducing the office size required in either a new or
refurbished office, as well as allowing a more open plan layout design to be
considered. A further benefit provides the potential of allowing employees to
be more mobile because dependence on hard copies of documentation
would be removed allowing the increased use of mobile devices and
electronic format documents.

3.4.10 At the time of writing this report there remains a total of 50m2 of storage
required in the new office accommodation, together with a requirement for
some remote storage away from any new office accommodation. Further,
work on the ‘Transactional’ phase of the EDMS project was completed as
scheduled and achieved under budget.
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4.0.0 Office accommodation requirements
4.1.0

Engagement
4.1.1

The importance of engagement with Members and Officers and information
provision to the Public has been recognised throughout the process by
EDDC. Regular press releases, website FAQs and responses to
correspondence have continued throughout the process. There was also
formal consultation focused on the unsuccessful planning application for the
Knowle development element of the new office project.

4.1.2

Further, the following key messages and principals were identified by
Members for engagement with relevant parties;









Reduced running costs and lower carbon footprint
Improved methods of working – better ICT and an increase in mobile
working providing better accessibility for customer needs
Design - the design of the new building should be visually attractive.
Cost Conscious – that the Project will only proceed when it is
established the relocation will not be a burden on the public purse
Staff Retention - engagement and consultation to ensure vital skills
and talent are retained.
Legacy – If the decision is to leave Sidmouth, then a legacy is
provided that is positive for the town.
Management and Delivery - there should be transparency in terms
of project costs
A good place to work - the new office should be a modern,
sustainable building and a good environment for all occupants and
visitors

4.1.3

A comprehensive survey of Members requirements and comments has been
carried out covering such subjects as the nature and location of
accommodation through to parking, landscaping, signage and sustainability.

4.1.4

Consultations have also taken place with EDDC staff, including internal
Stakeholder Workshops and updates being provided via internal
communications and meetings.

4.1.5

Further, EDDC has considered differing working practices for improved
service delivery. This has included a more mobile / agile method of working,
as currently adopted by several other Local Authorities as well as public
bodies and private companies.

4.1.6

The Corporate Organisational Development Manager is investigating the
potential for staff to work in more mobile and flexible ways. Work Smart is
the council’s name for its home, mobile and flexible working arrangements
for staff which will be developed through the Council’s management team
and subject to consultation with staff and fit with operational requirements. It
will involve more staff working away from the office or dividing their time
between the office and another location. In doing so EDDC hopes to have a
more flexible workforce and service delivery available and accessible to
customers around the district. More desks can be shared, storage space
reduced, communal and shared space more effectively provided and less
traditional office space overall will be required. Initial staff survey work,
Member requirements and office layout planning has resulted in an office
size projection that involves a mix of communal space, meeting space,

89

11

DAVIS LANGDON, AN AECOM COMPANY
EDDC – OFFICE ACCOMODATION
PROJECT VIABILITY REPORT – ISSUED UNDER PART A

reception area, 250 desks and Council specific space such as the Council
Chamber itself. This leads to an overall total floor space of 3,352m2.
Further detailed operational and design work will be conducted to refine the
mix and usage of that space.

4.2.0

What is required from a new Office?
4.2.1

Consultations with Members and Officers identified the following as
requirements from a new Office;



















4.2.2

Reduced upkeep and maintenance costs
Provision of better working conditions for staff thereby improving
efficiency and effectiveness.
Provision of better facilities for Customers and Members.
Assist EDDC to meet diversity and equality duties, including full
disabled access to their offices which is currently not possible.
A modern sustainable building, fit for purpose with good IT
infrastructure
Larger / modern and robust workspaces and flexible meeting and
interview rooms
More effective rationale between department positions
More robust and adaptable committee / member rooms and Council
Chamber
Provision of catering facilities for both staff and Members of the
Public
An open plan office environment, laid out to reflect the
interdependency of departmental adjacencies. Designed to ensure
appropriate confidentiality is preserved. The need to ensure that
noise is minimised through acoustic treatments.
A new phone system and inter-connected ICT.
Better lay out and facilities within the Reception Area,
Better security
Provision of a break out area for informal meetings and relaxing
during breaks.
Kitchen / Kitchenette areas for beverages and heating food
Shower facilities together with suitably sized secure lockers.
Onsite Parking, including motorbikes and mopeds – a minimum
number of 200 car parking spaces has been identified.
Secure covered cycle racks

A new office would also;





Provide the potential best opportunity to update current management
processes with a particular focus on more mobile / agile working.
Result in a smaller carbon footprint with less impact on the
environment. EDDC would prefer to achieve BREEAM Excellent. A
sustainable and much more efficient new building would reduce
EDDC’s long term environmental impact, allowing for balancing out
the impact of building work and moving.
By design and use of appropriate materials, running costs could be
significantly lower in terms of heating, lighting and other energy
uses.
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4.3.0

A relocated office would enable much more flexible and varied
means of communication with residents. It should also allow access
from all parts of the District and beyond via main transport network
links. This would provide choice, make life easier for many
customers, and could also provide a wider catchment area for
attracting new staff.
The HQ location is one part of the Council’s response to change in
the way that it meets the expectations of its residents, business
community, partners and government. New efficiencies and
technologies will allow EDDC to be available across the district
including among towns and communities in ways that work best for
local people.

Spatial analysis layout
4.3.1

Kensington Taylors, Charter Architects (KT), have been assisting EDDC with
the Office Accommodation Project since 2010. In August 2012 they prepared
spatial analysis drawings advising how a new build office could be laid out.
This is not a formal building design but a simple layout that identifies space
requirements and departmental functional inter-relationships.

4.2.2

Several options both in desk numbers and space per desk were produced
and comments were subsequently returned by Members and Senior Staff.

4.2.3

In the event, a preferred spatial analysis has been identified based upon
approximately 7m2 per desk, which together with specific Council, Ancillary
and core areas provides an overall gross internal area (GIA) of 3,352m2,
incorporating;


Departments – 1,799 m2
250 desks allowing a space of circa 7.0m2 per desk
Storage



Council – 430 m2
Council Chamber
Members Area,
Committee Rooms



Ancillary – 405 m2
Meeting Rooms
Interface areas
Reception
Cafeteria (including kitchen and staff kitchenettes)
UPS, Server, Systems Build Room



Atrium + Circulation – 358 m2



Cores – 360 m2
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4.2.4

This spatial analysis design for a new build is generic in terms that it could
be incorporated into any reasonable location with a minimal amount of site
specific alterations.
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5.0.0 Consideration of potential office locations
5.1.0

Introduction
5.1.1

Considerable work as been undertaken investigating potential locations for a
new relocated office for the Council within the District.

5.1.2

Consultants were commissioned in 2010 to assess the potential for
development on the Knowle and relocation to Honiton Heathpark. They
were retained to assist in planning and design work including the
preparation of a Sequential Test Report for Honiton, which was issued in
June 2012 to assess the suitability of potential sites in and around Honiton.
The sites considered were;










5.1.3

5.2.0

Cattle Market Site
Former Rail Yard, Church Hill, Honiton
Brownfield site – Heathpark Way
Greenfield Site on West periphery
Greenfield Site at Hayne Lane
Greenfield infill sites in Devonshire Way
Site south of St Rita’s Centre , High Street
Greenfield site – Devonshire Way
Countrystore Site

In addition there have been recent discussions with the developers of
Cranbrook to explore two alternative site options in the new town. Now that
the Growth Point partners have secured additional funding to accelerate
Cranbrook High Street development the possibility of relocation to the new
town has re-emerged as a potential proposition. These have been tested by
the Land Agent commissioned to inform the viability report. The following
sections reflect the consideration of Options to date.

EDDC Options to Remain at the Knowle
5.2.1

The Knowle is EDDC’s primary capital asset that, if sold, could potentially
provide the finance to allow their ambition of new office accommodation to
be achieved. It is important, therefore, that any refurbishment / new build on
the site would be carried out to ensure the maximum value of the relevant
balance of land is realised.

5.2.2

Following DMC’s review of the Knowle Outline Planning Application (OPA)
on 1 March 2013 and the comments advised, the opportunity has been
taken to review further possible options for Knowle. As a result, Zones A*
and E (as shown on the Masterplan that accompanied the Knowle OPA are
no longer considered as relevant for development within this report. It is
understood that the draft Local Plan will be amended as a minor change to
reflect this opinion. This reduces the available areas for development to
Zones B (Upper Car Park), C (Existing Offices) and D (Knowle Depot site).
Note* - one of the Knowle options subsequently discussed will require
additional car parking – possibly by extending the Zone A grasscrete area.
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5.2.3

It is understood that EDDCs intention is that the balance of the Knowle site
(all areas other than Zones B, C and D) which is not used for development
or sale, should be handed to Sidmouth Town Council together with a
modest financial legacy to cover maintenance for a fixed period of time.

5.2.4

The following is a list of potential options for the Knowle that have been
considered for the EDDC Office Accommodation Project. It is noted that the
cost for refurbishment of all the existing Knowle Buildings is entirely
unviable. The updated Cost Model for this proposal – “Cost Model for
Refurbishment of all Existing Knowle Office Buildings, Rev G dated 4 June
2013”, confirms a potential cost of £ 15,198,685. The sale of Knowle Zone D
(Zone B would need to be retained for parking), together with other identified
land assets would fail to provide the significant funds required.
5.2.4.1 Option 1 – Refurbishment of the former Knowle Hotel building. This
option allows for EDDC fully refurbishing part of the building for their
Office Accommodation, together with the entire external envelope.
The surplus floor area within the building, located in a single wing
separated from the EDDC Office area, would be sold for mixed use
development. Due to the nature of the existing building, the
refurbishment could realistically only be carried out to a BREEAM
Very Good standard. The Office Extensions would be demolished
and the resultant balance of the Zone C area utilised to provide 200
car parking spaces, with the surplus area within this Zone being
sold. Zone B would be available for sale once the new car parking
facility had been provided. Zone D would be available for sale once
the existing Depot had been relocated.
5.2.4.2 Option 2 - All the existing Knowle Office Buildings would be
demolished, being replaced with a new two storey office being
constructed to either BREEAM Excellent or Very Good standards.
New car parking facilities would be provided within Zone C for 200
cars, with the balancing area being sold. Zones B and D would be
sold once the car parking facilities and existing Depot had been
relocated respectively.
5.2.4.3 Option 3 - Build a new two storey office accommodation on Zone B.
This option will require the resultant loss of existing car parking
spaces to be replaced elsewhere within the grounds – possibly by an
extension of the existing “grasscrete” car parking to Zone A. Zones
C and D could be sold once vacated.

5.2.5

5.3.0

It is important to appreciate that all of the options identified above will cause
the commercial valuation for Knowle to be significantly reduced from that
which could be received should no office accommodation works be
undertaken. This aspect is discussed in detail in Chapter 6.

Relocation to Honiton
5.3.1

Honiton was identified at an early stage as being potentially the preferred
location of any relocated office due to the availability of an EDDC owned site
and Honiton’s more centralised location within the District and superior
infrastructure links to those enjoyed by Sidmouth.
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5.3.2

Following Kensington Taylors Sequential Analysis, three sites were
identified as being potential locations for the office, namely;
5.3.2.1 Former Rail Yard, Church Hill Depot.











The site lies south of the Town Centre with access via New
Street to the High Street. Church Hill then continues south to
Waterleat Avenue / Lower Marl Pits Hill - part of Honiton’s
southern relief road.
There is also understood to be available access from the
rear of the site via Woodmans Crescent and Crosscut Way.
It is noted that there is restricted access for two way traffic
along New Street with passage only available for one vehicle
at a time.
The site is also adjacent to Honiton Railway Station.
Preliminary, without prejudice, discussions have taken place
with the site’s Owners, but they have advised that they
currently have no plans to move from what they advise is a
good location for their thriving business.
It is anticipated in order to provide a sufficiently attractive
package, and in addition to the market value of the site, a
replacement site in a comparable or better location as well
as a new retail / storage warehouse and external
hardstanding would need to be provided.
As a result there are significant additional cost, programme
and risk implications associated with this Option

5.3.2.2 Cattlemarket (or Livestock Market), Silver Street.


The Cattle Market at Silver Street Honiton is no longer
considered to be a possible EDDC office relocation site, and
therefore part of the viability review, for a number of reasons
including the fact that EDDC only hold a leasehold interest in
this site, EDDC’s lease contains restrictions on use and the
fact that the premises are currently occupied by EDDC’s
sub-tenant pursuant to a statutorily protected business
tenancy. In relation to the latter, the sub-tenant has recently
applied to the Court for a new tenancy

5.3.2.3 The former SITA site at Heathpark




This specific plot was previously occupied by a SITA Depot,
which has been subsequently demolished. There is an
adjacent plot that incorporates the East Devon Business
Centre (EDBC). Both plots are owned on a freehold basis by
EDDC.
It is possible to incorporate a 3,352 m2 new office together
with 200 parking spaces on the plot of the former SITA
Depot without the need to demolish the EDBC, albeit some
reconfiguration of the existing car parking to provide access
will be required
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5.4.0

5.5.0

Relocation to Cranbrook
5.4.1

Cranbrook has re-emerged as another potential location for EDDC’s new
office accommodation and was originally considered in 2009. Early
concerns that there would be a disconnect between the programmes for the
new Cranbrook Community and a new EDDC office have demanded
reconsideration as a result of EDDC’s Office Accommodation Project
timeline extending whilst Cranbrook’s programme has accelerated through
£20m of additional central government funding secured by EDDC and
partners.

5.4.2

Initial, without prejudice, discussions have taken place with Hallam Land
and currently there is an available option that EDDC could occupy a plot in a
central location potentially sharing space with Cranbrook Town Council and
a Public Library around the town’s central square and high street. Should
this proceed then EDDC could potentially receive a revenue stream from the
Town Council of circa £ 30,000 pa. It is stressed that discussions with
Hallam Land are at an early stage and if this option is to be pursued then
further time will be required to better understand the proposal.

5.4.3

In addition, there is also the potential second option of purchasing an
identified alternative plot close to Cranbrook town centre for the purpose of
construction of a new EDDC Office.

Continued Provision at Exmouth – Town Hall
5.5.1

The Town Hall in Exmouth is owned by EDDC, with part of the office
accommodation on the first and second floors being leased to Devon
County Council (DCC). Though never intended as a destination for an entire
relocated office, it was initially considered as an option when DCC gave
Notice that they would be seeking to terminate their lease in the short to
medium term future.

5.5.2

However, it is no longer clear as to DCC’s intentions regarding timing of staff
movements and location for continued provision of County services.
Furthermore, there are complications in terms of EDDC staffing level
predictions subject to the impact of Universal Credit. In the current
circumstances it is advised by EDDC that no action should be taken
regarding Exmouth Town Hall pending greater clarity and ongoing
discussions with DCC.
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6.0

Financial Viability
6.1.0

Costs
6.1.1

Introduction

6.1.2

In order to establish a firm basis upon which to evaluate the financial
viability of the EDDC Office Accommodation Project, it is important that
comparisons are made on a like for like basis.

6.1.3

In this respect Davis Langdon have prepared costs based upon Kensington
Taylor’s Spatial Analysis drawing Rev I – a new build office providing circa
7m2 per desk, which together with specific Council, Ancillary and core areas
provides an overall gross internal area (GIA) of 3,352m2 over two floors

6.1.4

There is, however, an exception to this principal for one of the indentified
options. Knowle Option 1 relates to the refurbishment of part of the existing
Knowle Hotel building. Whilst a GIA floor area of 3,352 m2 has been
allowed, there are other costs included that relate to the entire building, such
as the need to ensure the external envelope is refurbished for water integrity
reasons.

6.1.5

EDDC’s preference that their new office accommodation should achieve a
BREEAM Excellent standard has been recognised. However, mindful of the
current financial climate, the cost of the new office accommodation has also
been calculated on the basis of BREEAM Very Good. The financial
difference between the two standards is typically in the order of 12 – 15%

6.1.6

For Knowle Option 1, it would not be financially realistic to expect to achieve
a BREEAM Excellent rating due to the nature of the existing building.
Consequently, the cost for carrying out this Option has only been calculated
on a BREEAM Very Good basis.

6.1.7

Particulars

6.1.8

A number of baseline constant costs throughout the costing exercise have
prevailed;







Inflation has been allowed using the BCIS Tender Price Indices
uplifting the base costs to Q1 2015
The costs for a new build office, based on a BREEAM Excellent
standard including 20% Design and Construction Risk allowance is
£ 7,865,236 (equivalent to £ 2,346 / m2).
The equivalent cost for a BREEAM Very Good standard is £
6,878,977 (equivalent to £ 2,052 / m2)
The GIA of the East Devon Business Centre has been established
as 500 m2, excluding the existing atrium area. Identical
construction costs as for the main office, as noted above, have
been used to establish the estimated construction costs, where
relevant.
Client Costs have been included incorporating the following
elements;
o
o

Furniture, Fixtures and Equipment
Reimbursement of EDDC Office Accommodation Budget
projected through to December 2013
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o
o

o
o
o
o

o



Other costs included
o
o

6.1.9

ICT costs for identified matters and associated
equipment
Employment for a two year period of a dedicated EDDC
Officer to provide internal project management and
coordination services.
Work Smart equipment requirements
Allowance for Staff including fixed term transport allowance
Purchase of storage containers for offsite stored archived
documentation
There are other Client costs that are specific to the
particular option under consideration e.g. decanting and
removal costs.
Where applicable, the cost for the hire of temporary office
accommodation has been included based upon written
advice received from Portakabin.

Where applicable site purchase costs have been included.
For the former Rail Yard at Church Hill Honiton costs,
where relevant, are included for the provision of a
replacement facility for the existing occupier

Finance charges for gap funding for the period up until financial receipts
have been received for land asset sales have been included on the basis
of a short term loan of 2.00% per annum. – see Section 9 Funding
Options and Cashflow for further particulars.

6.1.10 External works costs have been estimated on a specific basis relevant to
each particular option.
6.1.11 Consideration of current Knowle Annual Running Costs
6.1.12 As noted in the Knowle Energy Use and Maintenance Cost Analysis
Report the annual Knowle running costs, as at March 2015, are predicted
to be £ 458,000 if no Essential Repairs were carried out. When considered
over a twenty year period, including an allowance for inflation of 2.5% pa,
this cost equates to £ 11,704,000.
6.1.13 Conversely, for a smaller purpose built office of 3,352 m2, the anticipated
annual running costs at March 2015 could be £ 269,000. Over a twenty
year period, this would equate to £ 6,882,000 inclusive of interest charges.
6.1.14

Thus by moving to a new purpose office EDDC could save a total of £
4,822,000 over a twenty year period.

6.1.15 EDDC rather than continuing to spend money on Knowle, could effectively
invest this money - £ 4,800,000 - on a new building at no additional cost
beyond their current expenditure, and thereby no additional cost to the
Council Taxpayer.
6.1.16 The viability computation therefore advises whether any particular option is
financially viable or otherwise by indentifying a threshold of £ 4,800,000.
Simply, any option that requires funding of less than this figure is
affordable, whilst any option that has a balance above is unaffordable
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6.1.17 For the avoidance of doubt, whilst £ 1,566,000 could be spend on Knowle
Essential Repairs, the resultant saving for annual running costs over a
twenty year period, including allowances for inflation, would be only £
688,000 – a sum £ 878,000 less than the original investment
6.2.0

EDDC Land Asset Valuations
6.2.1

Thomas Lister, Chartered Surveyors, have been commissioned by EDDC,
following a competitive tender process, to undertake and prepare Reports
and Commercial Valuations in respect of several sites and premises
situated within the District.

6.2.2

Thomas Lister Valuation Reports has been prepared in accordance with the
RICS Valuation Standards 8Th Edition (“Red Book”) issued by the Royal
Institution of Chartered Surveyors effective from 30th March 2012. The
Valuation also complies with the International Valuation Standards (IVS).
The basis of Valuation adopted is Market Value; in using this definition
Thomas Lister confirm that the interpretive commentary set out in the Red
Book has been applied.

6.2.3

The RICS 'Red Book' contains mandatory rules, best practice guidance and
related commentary for all members undertaking asset valuations. The “Red
Book” is issued by RICS as part of their commitment to promote and support
high standards in valuation delivery worldwide. The publication details
mandatory practices for RICS members undertaking valuation services.

6.2.4

With specific reference to Knowle, Thomas Lister, have prepared their
Report and Valuations based upon the following;


Knowle Option I
o
37 dwellings
o
25 apartments in part of the Knowle Hotel building



Knowle Option 2
o
41 dwellings



Knowle Option 3
o
46 dwellings



Knowle A – if EDDC Offices move from Knowle
o
50 dwellings
Note:



This utilisation complies with the draft Local Plan in respect
of the number of new dwellings

Knowle B – if EDDC Offices move from Knowle
o
63 dwellings
Note:

This utilisation is considered compliant with the draft Local
Plan – provision of 50 dwellings plus 25% of Sidmouth’s
infill allocation - 13 further dwellings. This particular
proposal has been included to understand what a
Developer could potentially incorporate on the site, the
associated value of the development and thereby to the
reciprocal land value. This is to ensure EDDC and the
District Council Taxpayer receives best value.
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6.2.5

EDDC Planning Guidance advises that the Council will seek to ensure that
40% of dwellings, in a development of 5 or more dwellings, are affordable.
EDDC are advised that a consequence of including affordable housing at
Knowle would be a significant financial effect to the site value. Consideration
has, therefore, been given to relocating the required affordable housing from
Knowle.

6.2.6

The EDDC own the nearby Manstone Depot on a freehold basis. It is
understood that notwithstanding the Office Accommodation Project, it is the
Council’s intention to move the EDDC Depot operations to a geographically
central location within the District

6.2.7

The Manstone Depot site has a gross area of 0.54 ha (1.34 acres) and is
located close to adjacent affordable housing developments and services.

6.2.8

Kensington Taylor have reviewed the Manstone Depot site and concluded
that 28 dwellings could be reasonably constructed on this site. Manstone
Depot is identified within the draft local plan as a potential site for residential
allocation alongside the currently residential allocation zones within the
Knowle.

6.2.9

Clearly, any such development proposals would ultimately need to be
considered and approved by the planning authority. It is acknowledge that
this approach does present a risk, but it is noted that the incorporation of
Manstone could provide 28 affordable dwellings.

6.2.10 The process of considering the various combinations of land asset values to
provide the best particular financial value tailored to each Office
Accommodation Option is complicated. In establishing values for this
Viability Report some 120 of the most relevant differing combinations have
been identified and considered.
6.2.11 For the avoidance of doubt, it is confirmed that valuations of EDDC land
assets in this report have only been considered in respect of Knowle,
Manstone Depot and Heathpark (SITA and EDBC plots)

6.2.12 Particulars of Land Asset Valuations
6.2.13 Due to commercial confidentially reasons, it is not possible to identify
particulars of the EDDC Land Asset Valuations prepared for this Viability
Report. Simply, if the market were to be fully aware of the commercial value
of any particular asset, then it would be likely that any subsequent sale
could be prejudiced, thereby denying the District Council Taxpayers the full
potential value.
6.2.14 As a consequence, for the purposes of this Report, advice will only be
provided whether the Option is affordable (viable) or unaffordable (unviable).
6.2.15 In confidence, members will be advised regarding specific deficit or surplus
amounts relative to each option identified but these will not be made public.
At an appropriate future date beyond the time when its revelation could be
prejudicial, the Council aims to publish this detail.
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6.3.0

Financial Viability
6.3.1

In consideration of the costs estimates prepared for each of the identified
options, compared to the financial value of particular combinations of
relevant EDDC land assets, the attached Overall Summary identifies
whether individual Office Accommodation Options are affordable or
otherwise.

6.3.2

Mindful of the proposal to consider the money EDDC could save by moving
to a new purpose built office as an investment, the threshold for affordability
/ viability is whether an Option requires funding, inclusive of interest charges,
of up to £ 4,800,000. Any Option that requires funding above this threshold
is deemed unaffordable / unviable as informed on the attached Overall
Summary.

6.3.3

In summary, in consideration of the value of Knowle for 50 dwellings (with all
affordable dwellings moved to Manstone), the following options are viable;


BREEAM Excellent
o Heathpark
o Cranbrook Option 2*
o Cranbrook Option4*



BREEAM Very Good
o Heathpark
o Cranbrook Option 2*
o Cranbrook Option 3
o Cranbrook Option 4*

Note* - Option not affordable if Heathpark cannot be sold for Food Retail,
see 6.3 6 below.
6.3.4

Alternatively, in consideration of the value of Knowle based on a total of 50
dwellings plus 25% of Sidmouth’s infill allocation – 63 dwellings (with all
affordable dwellings moved to Manstone), the following options are viable;


BREEAM Excellent
o Church Hill Option 3*
o Heathpark
o Cranbrook Option 1
o Cranbrook Option 2*
o Cranbrook Option 3
o Cranbrook Option 4



BREEAM Very Good
o Church Hill Option 3*
o Heathpark
o Cranbrook Option 1
o Cranbrook Option 2
o Cranbrook Option 3
o Cranbrook Option 4

Note* - Option not affordable if Heathpark cannot be sold for Food Retail,
see 6.3.6 below
6.3.5

None of the Knowle Options are financially viable either on a BREEAM Very
Good or BREEAM Excellent basis.

101

23

INITIAL ASSESSMENT OF RELOCATION VIABILITY
BASED UPON APPROXIMATE COSTS AND THOMAS LISTER VALUATIONS
OVERALL SUMMARY - PART A
In consideration of the Indicative Cost Plans in respect of the several options for EDDC new / refurbished Office Accommodation together with
consideration of defined additional funding (where relevant) and reconciling these costs with the valuations prepared by Thomas Lister the
viability or otherwise of the identified Options has been established.
BREEAM Very
Good

BREEAM
Excellent

Not affordable

N/A

Value based upon

Knowle

Option 1

37 dwellings
25 apartments in the Knowle Hotel
building

Refurbishment of part of Knowle Hotel, demolition of the Office
Extensions and provision of new car parking.
NOTE: To be able to refurbish the Knowle to BREEAM Excellent
standard would be potentially prohibitively expensive. It is ,
therefore considered Not Applicable
Option 2

Not affordable

Not affordable

41 dwellings

Not affordable

Not affordable

46 dwellings

Demolition of EDDC's existing Knowle Offices, construction of new
Option 3

g

pp

replacement car parking facilities

Based upon Knowle Zones B,C &
D with 50 Dwellings plus a
minimum 40% affordable moved
to Manstone with Heathpark
values as required

Former Rail Yard, Church Hill, Honiton

Option 1

Based upon Knowle Zones B,C &
D with 50 Dwellings and 25% of
Sidmouth's infill allocation plus
a minimum 40% affordable
moved to Manstone with
Heathpark values as required

BREEAM Very
Good

BREEAM
Excellent

BREEAM Very
Good

BREEAM
Excellent

Not affordable

Not affordable

Not affordable

Not affordable

Not affordable

Not affordable

Not affordable

Not affordable

Not affordable

Not affordable

Affordable

Affordable

Not affordable

Not affordable

Not affordable

Not affordable

Affordable

Affordable

Affordable

Affordable

Not affordable

Not affordable

Affordable

Affordable

Affordable

Affordable

Affordable

Affordable

Not affordable

Not affordable

Affordable

Not affordable

Affordable

Not affordable

Affordable

Affordable

Affordable

Affordable

Affordable

Affordable

Not affordable

Not affordable

Affordable

Affordable

Relocate EDDC's Office to Church Hill, Honiton. Move current
Occupiers to part of existing EDDC Heathpark site
Option 2
Relocate EDDC's Office to Church Hill, Honiton. Move current
Occupiers to another part of Heathpark
Option 3
Relocate EDDC's Office to Church Hill, Honiton. Incorporate EDBC.
Move current Occupiers to another part of Heathpark
But if Heathpark is not sold for Food Retail

Heathpark

Relocate EDDC's Office to former Sita Depot Site.

Cranbrook

Option 1
Relocate EDDC Office to Town Centre as Hallam Land Proposal
Option 2
Relocate EDDC Office to Town Centre as Hallam Land Proposal,
incorporate EDBC
But if Heathpark is not sold for Food Retail
Option 3
Relocate EDDC Office within Cranbrook
Option 4
Relocate EDDC Office within Cranbrook, incorporate EDBC
But if Heathpark is not sold for Food Retail
NOTE
Affordable

The Option is affordable based upon the sale of identified land assets plus additional Funding of up to £ 4,800,000 inclusive of interest charges, borrowed over a
twenty year period. The £ 4,800,000 is the additional sum that EDDC would need to pay out over the next twenty years for annual running costs without any
upgrade / essential repair works being carried out as compared to a new purpose built office of 3,352 m2

Not affordable

The Option is not affordable based upon the sale of identified land assets plus additional Funding of up to £ 4,800,000 inclusive of interest charges, borrowed
over a twenty year period. The Option would cost more than the £ 4,800,00 threshold, and therefore would be in excess of the existing budget. It could therefore
potentially result in an increase of Council Tax or a reduction in services

Davis Langdon
EDDC Office Accommodation Project
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6.3.6

Later in this Report the matter of risk is discussed. However, the opportunity
is taken here to confirm that a key risk is the ability to ultimately receive the
advised valuation sums. In this respect, it is confirmed that the EDDC plot at
Heathpark has been evaluated based upon a variety of final uses, including
the option of whether the current EDBC site is included or otherwise.
Thomas Lister has advised that the best value would be obtained by selling
the overall EDDC Heathpark Site for food retail purposes. If such a sale was
not possible and the site was sold for another use, the impact of the value is
very considerable – a reduction of circa 92.5%. While not unusual as a
development scenario this is a particularly significant risk therefore the
attached summary, where relevant, identifies the affect on affordability
should a sale for food retail at Heathpark not be possible.

6.3.7

Notwithstanding this caveat and risk awareness, it is confirmed that there
has been repeated interest expressed in the overall Heathpark site for food
retail, including a formal offer that reflects the financial level to Thomas
Lister’s valuation.

6.3.8

For the avoidance of doubt, it is reaffirmed that the evaluations, where
relevant, allows for the construction and completion of a new Business
Centre of equal size (excluding the atrium) to the current building before any
demolition of the existing structure would be permitted, thereby providing
continuity of the facility for users and staff.

6.3.9

It is important to note that the several of the identified financially affordable
options / locations also provide a potential financial surplus, in some cases
substantial, after allowing for the immediate direct costs associated with the
provision of the Office Accommodation.

6.3.10 No consideration within the viability computations has been allowed, where
relevant, for the possibility of additional income revenue streams for EDDC
from either tenants within any new office or weekend car parking charges for
Council parking facilities etc.
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7.0

Other criteria affecting choice of office location
7.1

Whilst financial viability is a primary factor in establishing whether an option is
suitable for EDDC’s future Office Accommodation, due consideration must also be
given to other important factors that ultimately affect the final choice.

7.2

EDDC have identified the following as their desired outcomes for the Office
Accommodation Project.





7.3

Financially viable – fit for purpose and functional accommodation that places
no extra burden on the East Devon taxpayer
Carbon friendly – a smaller, more energy efficient building preferably
meeting BREEAM excellent standards
Customer focused – a building that is accessible for all Customers and
enables working practices that allow our Customers to access services in
the ways that suit them best.
Well equipped – an office space that maximises the use of technology for
the benefit of Customers.

It is anticipated that following Members review, there will be either an outright
preference for an option or alternatively two or three of the options will be identified
and that these can then be further robustly interrogated and developed, including
negotiations with relevant parties. It is anticipated that should the latter occur; a
recommendation for a single option will aim to be provided for consideration by
EDDC in December 2013.
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8.0

Programme
8.1

A generic programme has been prepared – Overview Programme Rev O, dated 10
June 2013 – which identifies the potential duration for the construction of a new build
office of 3,352m2 in an undefined location within the District. Should EDDC decide to
relocate their office, this programme will be revised to recognise specific issues
including those associated with the chosen location.

8.2

This programme identifies the procurement of the Design Team, Commercial Land
Agent and Contractor. Periods for construction of the office and Client fit out have
also been included. In addition, the anticipated actions and timescales for the
disposal of the EDDC land assets – including tender and, if applicable, the
community right to bid process - are also incorporated.

8.3

It is advised that for the purposes of preparing this Programme and to enable certain
time scales and interdependencies to be established, the Contractors appointment
with the Council has been identified as a NEC 3 Option A Design and Build with the
Designers being novated to the Contractor, though there would be a continuing role
of monitoring and supervising for the Client. It is recognised that in the event other
forms of procurement and contract may be preferred, and again in such a situation
the programme would need to be altered accordingly.

8.4

Should the project proceed, the programme would be reviewed and, if applicable,
updated on a regular basis throughout the project period.

8.5

It is recognised that there are key decisions associated with the project process that
could potentially affect not only design but also cost and programme. There is also
the need to ensure value certainty has been realised before committing to spend
significant sums of money. For these reasons the programme identifies a number of
Gateway Decision milestones, which require EDDC’s approval to progress to the
next stage of the project. By the incorporation of this decision making process, the
level of certainty and, as a consequence, confidence in vital project elements will
increase incrementally. It is anticipated that most of these decisions will be
considered by a Project Board (a Committee of Members and Senior Officers),
however for major decisions such as the agreement to sell land assets and the
appointment of the Contractor such decisions should be elevated to Cabinet /
Council.

8.6

A short summary of the key milestones and projected timings identified in Overview
Programme Rev O is attached.
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EXTRACT FROM OVERVIEW PROGRAMME REV O
PARTICULARS OF KEY MILESTONES / GATEWAY DECISIONS

Date

Milestone event

Description

17 July 2013

Cabinet Meeting

Recommendation for further development of several preferred Options

4 December 2013

Council Meeting

Consideration whether to proceed with a single Option for the Office Accommodation Project

5 May 2014

Gateway Decision Nr 1

Approval of appointments for a Design Team and Commercial Land Agent

18 July 2014

Gateway Decision Nr 2

Agreement of Design Team deliverables to RIBA Stage C (preparation of Concept Design including outline proposals for structures and building services systems.
Outline specifications and preliminary cost plan). Approval to proceed to RIBA Stage D

5 September 2014

Gateway Decision Nr 3

Agreement of Design Team deliverables to RIBA Stage D (Development of Concept Design including structural and building services systems, updated outline
specification and cost plan). Approval to proceed to RIBA Stage E. Approval to submit a Full Planning Application for the new Office. Approval to commence Contactor
procurement

6 November 2013

Gateway Decision Nr 4

23 January 2015

Gateway Decision Nr 5

Agreement of Design Team deliverables to RIBA Stages F / G (preparation of detailed information for construction and preparation / collation of contractors tender
information).

13 February 2015

Gateway Decision Nr 6

Approval of contractors tender information . Agreement to issue tenders

Circa 20 April 2015

Gateway Decision Nr 7

Agreement for sale of EDDC Land Asset(s). Agreement to appoint Contractor. It is anticipated because of the significance of this decision that Council will formally
consider rather than the Project Board.

6 May 2015

Works on site commence

1 June 2016

Works on site achieve Practical Completion

11 July 2016

EDDC fully relocated to new office

Agreement of Design Team deliverables to RIBA Stage E (preparation of technical deigns and specifications sufficient to coordinate components and elements of the
project ). Approval to proceed to RIBA Stages F / G

Davis Langdon
EDDC Office Accommodation Project

EDDC Office Accommodation Key events Prog Rev O.xls
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9.0

Funding Options and Cashflow
9.1

The proposed requirement for the development of a new office for EDDC is likely to
give rise to a requirement for investment in construction works in advance of the
receipt of funds from the disposal of EDDC assets at the Knowle at Sidmouth and
potentially Heathpark at Honiton – dependent on the final selection of the site for the
new EDDC offices.

9.2

This is a particular issue where EDDC have an occupational requirement for offices
at the Knowle prior to completion of new offices and both sites at Sidmouth and
Honiton will require planning permission for a change of use.

9.3

It is not considered that interested parties will pay full value for sites in advance of
the grant of planning permission (and free from challenge) for the alternative uses
proposed.

9.4

Accordingly, it is anticipated that EDDC will require interim funding in the short term
between commitment for funding and receipt of funds from site disposal – such
receipts are likely to remain subject to the outcome of planning applications for
alternative uses. Such matters are considered within the risk assessment and
factored into forward financial planning by the Council’s Head of Finance.

9.5

In terms of funding the potential cashflow shortfall for the scheme, we would identify
the following options;

9.6

Use of Public Borrowing facilities
EDDC may approach the Public Works Loan Board (PWLB) to seek an interim loan.
Key decisions will comprise the amount of funding required and the period for which
it is to be borrowed and repaid. Short term borrowing attracts a lower interest rate
(typically around 1.5-2.0% for a loan up to 3 years) whereas borrowing for longer
periods (13 – 40 years) will attract interest rates of 3.0 - 4.5%.
The benefits are of providing a relatively low cost of finance to EDDC which would
maximise the window of opportunity to maximise the proceeds of disposals of sites
to be sold in a competitive process.

9.7

Sale of Existing Site(s) and Acquisition of New Offices from a Single Party
EDDC could consider entering into a contract with a single party which would
provide for the selected developer to both fund and construct new offices to an
agreed specification and have the benefit of the freehold of EDDC sites to be
disposed of at Sidmouth and potentially Honiton (dependent on the selection of
sites) at an agreed cost – potentially with a price adjustment or overage provision.
It is consider that developers would be interested in a proposal of this nature – and
note that proposals of this structure have in fact already been suggested by two
companies who have expressed an interest in the Heathpark site.
The benefits of this route are that this may negate the need for third party funding
and provides for a forward disposal of surplus assets.
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The disadvantages are that any party would not commit to a full value until such time
as requisite planning approvals have been granted on which values have been
based and any developer will need to be attracted into an arrangement of this nature
by enhanced profitability. Accordingly, this may be reflected in lower overall levels of
receipts.
9.8

Forward Sale and Leaseback of New Offices
EDDC may enter into a forward sale and leaseback of the new offices and account
separately for the subsequent receipts from site disposals at Sidmouth (and
potentially Honiton) at a later date.
The benefits of removing linkages are that it removes a direct requirement to
dispose of surplus assets within a set timeframe and receipts may be retained within
the Authority for investment in priorities at the identified time period.
The disadvantages are that EDDC will be required to meet the costs of a
developer’s profit and will also be required to enter into a new rental commitment for
a period of say 15 up to 25 years which will create a revenue pressure on the Local
Authority. Whilst it may be possible to create a capital receipt on commencement
through the receipt of a reverse premium on entering the lease (subject to the
negotiation of lease terms) – this is typically utilised to fund tenant fit out costs only.

9.9

Financed from EDDC reserves.
As with other local authorities, EDDC have financial reserves that are invested
externally. Due to the current financial climate these investments are not necessarily
providing the level of return that would have been expected prior to 2007.
Invested reserves could be withdrawn and used to finance the new office pending
the capital receipts from the sale of land assets.
The benefit would be that money from these reserves may be more beneficial to
EDDC and the Council Taxpayer, even allowing for a comparable loss of investment
interest rate, which may be lower than an interest rate being charged by an external
source such as PWLB.
The disadvantages would be that during the period of internal investment, external
interest rates may improve, thereby denying a betterment of return. Fees and
Management cost would also be incurred
Should EDDC wish to proceed with this funding option any legal or financial
restrictions would need to be investigated.

9.10

It is advised that pending any final decision regarding the method of funding for the
Project, the viability computations allow for short term gap funding to be provided on
the basis of 2.00% per annum.

9.10

For the longer term Project Viability Funding over a twenty year period an interest
rate of 3.66% per annum has been included.

9.11

Detailed cashflows have been prepared based upon projected expenditure, land
asset values and Overview Programme Rev O. This confidential information has
been submitted to EDDC’s Head of Finance for his consideration and information.
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10.0

Risks
10.1

Risk Management is a management tool to assist projects to plan ahead
successfully and try to avoid the unexpected. In using Davis Langdon’s project
management expertise and approach to Risk Management EDDC is seeking to
manage risk and ensure that the outcome of the project will deliver the defined
Council Objectives.

10.2

The risk management process is aimed at active management and reduction of risk,
rather than just the monitoring of risk.

10.3

Throughout the period whilst the Viability Report has been prepared project risks
have been considered by the Project Manager. Further there has been discussion
with Senior Officers including a Risk Workshop. This has enabled risks to be
identified and managed from the earliest project stages in order to minimise risk
exposure.

10.4

The Project Manager maintains a live Project Risk Analysis register, a document that
identifies numerous confidential matters including specific management actions. It
would not be appropriate to disclose this entire document within this report. However
the attached abstract identifies some of the most potential significant current project
risks.

10.5

For the purposes of Options evaluated within this Viability Report a 20% risk
allowance has been added to the costs for design and construction
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Project Risk Register Analysis
Abstracted significant impact risks for Viability Report

RISK

IMPACT

EFFECT

MITIGATION

Cabinet does not endorse Viability
Report

High

Project stops

Provide full details to Members to
ensure that all information is
available for their consideration and
thereby enabling an informed
decision to be made.

Council decides to not proceed with
any Office Accommodation Works

High

Project stops

Provide full details to Members to
ensure that all information is
available for their consideration and
thereby enabling an informed
decision to be made.

The advised Office area of 3,352 m2
/ 250 desks may not in the event be
sufficient for EDDC's needs.

Medium

Project viability potentially at risk

The currently envisaged space of
3,352 m2 / 250 desks needs to be
confirmed through further
development of more mobile / agile
working initiatives. Should reasonable
adjustments be required this can be
achieved through space
management of current spatial
analysis.

Land values may not be realised at
the levels advised by Thomas Lister

High

Dependant on variance could make
project financially unviable

Minimise risk by identification of key
decision gateways

Potential for selling Heathpark for
Food Retail may not be possible
should another site within Honiton be
developed prior to EDDC considering
sale

High

Dependant on variance could make
project financially unviable or
severely reduce the number of
options

Minimise risk by identifying decision
gateways. Commence negotiations at
the earliest opportunity pending
Cabinet decision 17 July 2013

LPA do not accept that affordable
dwellings can be removed from
Knowle to Manstone

High

Potential to reduce asset value of
Knowle site. Could cause long term
funding / project viability issues

Pre App dialogue between Third
Party and LPA. Make viability case.

High /
Medium

Could cause longer funding period
than currently envisaged

Management / Monitoring of land
sale process. Ensure developers
have early pre app discussions with
LPA.

Receipts from Land Asset sale will
most likely be conditional upon the
outcome of planning applications for
alternative uses

Davis Langdon
EDDC Office Accommodation Project

Abstract from Project Risk Register Analysis Rev E.xls
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Project Risk Register Analysis
Abstracted significant impact risks for Viability Report

RISK

IMPACT

EFFECT

MITIGATION

Judicial review following the
submission of a Planning Application
for the new office

Medium

Could frustrate the programme
causing additional costs and time to
be incurred

Ensure all procedural requirements
are followed rigorously.

Secretary of State "call in" any
planning decision that may arise in
the future, where SoS considers the
proposal of more than local
importance

Medium

Could frustrate the programme
causing additional costs and time to
be incurred

Monitor situation

Risk of additional unplanned
maintenance being required as a
result of continued occupancy of
Knowle until such time as relocation
to a new office occurs

Medium

Any additional unplanned
maintenance costs are difficult to
estimate. The effect would be
additional costs being incurred before
any move to a new office

Ensure regular inspections are
carried out so that maintenance is
proactive rather than reactive. Liaise
with suppliers to ensure spares can
be sourced and if necessary
purchase low cost critical but long
lead in items

Management of Clients Budgets

Medium

Overspend will create problems of
affordability and potentially may result
in reduction of quality, specification or
omission of whole elements of the
Project

Mitigated through robust
management of budget. Monthly
detailed reporting including cost
reports, provision of pre tender
estimates and rigorous change
control procedures.

Davis Langdon
EDDC Office Accommodation Project

Abstract from Project Risk Register Analysis Rev E.xls
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11.0

Recommendation
11.1

This Viability Report has identified, dependent upon the land values for Knowle, that
there are a total of nine individual affordable options for the EDDC Office
Accommodation Project based on a BREEAM Excellent basis, and ten individual
affordable options based on BREEAM Very Good, with options being located at
either Honiton or Cranbrook.

11.2

Options considered regarding EDDC remaining on the Knowle in some form do not
offer a viable solution financially or in terms of the wider desirable outcomes. This is
true for both the refurbishment and new build options. To fund new offices (with the
additional opportunity to generate a surplus) the Council needs to relocate.

11.3

When considering the affordable Options, there is a significant potential risk to be
managed in respect of one of EDDC’s land assets, Heathpark, which may not, in the
event, be sold for food retail development, thereby not realising the full potential
value of the site. Should this occur then the number of options are reduced so that
there would be five BREEAM Excellent Options and seven BREEAM Very Good.

11.4

It is recommended that prior to a final decision being considered by Council that
further enquiries, investigations and discussions / negotiations are carried out into
the viable options so that particulars can be better understood and that the issue of
food retail at Heathpark developed to enable certainty to be improved.

11.5

This further work will require an increase in the current budget from £ 314,354 to £
409,687, an increase of £ 95,333. The additional costs are attributable to the
provision of ongoing Project Management Services, potential additional services
from the appointed Commercial Land Agent, Independent Market Research, costs in
respect of the provision of Stakeholder Meetings, Legal advice and contingency. It is
confirmed that both the original and the further associated costs have been included
in the overall Project Costs upon which viability / affordability has been considered.

11.6

It is proposed that this further review would be brought to Council at the Meeting on
10 December 2013 so that a final decision can be made.
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AFFORDABILITY SUMMARY
REVIEW OF ANNUAL RUNNING COSTS
THE CURRENT ANNUAL RUNNING COSTS FOR THE KNOWLE ARE
WHICH OVER A TWENTY YEAR PERIOD, INCLUDING INFLATION, TOTALS

£

458,170

£

11,703,795

£

269,424

£

6,882,344

£

188,746

£

4,821,451

PRODUCING 8,020 TONNES OF CARBON

A PURPOSE BUILT OFFICE OF 3,352 M2 COULD HAVE ANNUAL RUNNING COSTS OF
WHICH OVER A TWENTY YEAR PERIOD, INCLUDING INFLATION, TOTALS
PRODUCING 2,720 TONNES OF CARBON

BY MOVING FROM KNOWLE TO A PURPOSE BUILT OFFICE, EDDC
COULD SAVE DURING THE FIRST YEAR
AND OVER A TWENTY YEAR PERIOD
AS WELL AS 5,300 TONNES OF CARBON
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Agenda Item 13
CABINET
17 July 2013
13/1315

Transport Infrastructure Investment
Summary
A consortium of transport authorities led by Somerset County Council is calling for early
investment in three single carriageway sections of the A30/A303 link to the M3. This
would bring significant benefits to a number of businesses and rural communities here in
East Devon. These proposals are mirrored by the recent creation of a Heart of the South
West Local Transport Board established to manage funding for local major transport
schemes devolved by the Department for Transport.
Recommendation
1) That Cabinet welcomes and endorses the campaign for phased investment in the
A30/A303 corridor promoted by Somerset County Council, the Heart of the South
West LEP and other partners. It welcomes in particular proposals to make early
improvements to the A30/A303 here in East Devon.
2) That Cabinet invites members of the Overview and Scrutiny Committee to seek
early clarification of the role of the Heart of the South West Local Transport Board in
relation to the successful delivery of the Council’s own planning and development
priorities.
a) Reasons for Recommendation
To offer a clear demonstration of the Council’s commitment to local and strategic
infrastructure investment.
b) Alternative Options
To decide not to seek influence over the transport infrastructure delivery process.
c) Risk Considerations
Local investment priorities will not otherwise be adequately considered.
d) Policy and Budgetary Considerations
Economy Plan 2012/16 - “Improve rail, cycle, road and air transport links within, into
and out of the district. We will do this by lobbying government and transport
authorities for road improvements.”

115

e) Date for Review of Decision
A meeting between Members of the Overview and Scrutiny Committee and
representatives of the Heart of the South West Local Transport Board will be
requested.
1.0 Investment in the A30/A303
1.1 The inherent lack of resilience in the transport routes that link the South West with
UK and international markets is widely acknowledged. It is highlighted time and time
again when road and rail links to the area are closed because of accidents, flooding
or route maintenance works.
1.2 A consortium led by Somerset County Council and backed by the Heart of the South
West Local Enterprise Partnership (LEP), has been working on the investment case
for making substantial improvements to the A30/A358/A303 corridor between
Honiton, Taunton and Amesbury. The catalyst for this work is the belief that
infrastructure investment can serve as an important stimulant to local economic
growth. Their proposals are for improvement to the route, to dual carriageway
standard, throughout its length. However, they identify three single carriageway
sections that offer potential for early value for money, stand alone, investment:
1 Dualling the Sparkford to Ilchester section of the A303, at a cost of £50
million. Identified as delivery Priority One;
2 Small Scale improvements to the A303/A30 between Ilminster and
Honiton, at a cost of £50 million; Identified as delivery Priority Two;
3 Dualling the A303 between Chicklade Bottom and Meer at a cost of £150
million. Identified as delivery Priority Three.

These three sections of the A303/A30 have already been the subject of some of the
statutory processes that relate to new highway investment. Accordingly they are
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thought to be capable of being delivered relatively quickly and are seen to offer the
potential for a return of almost six times their investment costs, in terms of immediate,
transport related, economic benefits.
1.3 The study points to a long term solution to the problems associated with the section
of the A303 between Amesbury and Berwick Down (Stonehenge). This would
involve 2.1 kilometres of bored tunnel under the World Heritage Site. The authors of
the study suggest that through careful design and stakeholder negotiation, an
improved route can be established and delivered. However, they argue that the
opportunity to improve journey time reliability and network resilience through an
incremental (phased) approach to delivery should be grasped and not delayed while
solutions for Stonehenge are devised and agreed.
1.4 The study questions the need to improve to dual carriage way standard, the sections
of the road between Ilminster and Honiton (over the Blackdown Hills). Instead
It suggests improvements to a standard and scale consistent with the lower traffic
flows envisaged, as west bound traffic follows the A358 to the M5 at Taunton. They
propose, a single carriageway road, mainly on the line of the existing route, with
investment in improved junction quality and at locations where factors such as steep
gradients currently inhibit better route performance. The scope for eventual full
dualling is retained but the case for early investment in this section of the route is
made quite unambiguously, “We want the Government to agree to progress
improvements to the single carriageway sections which are high value for money as
early phases of the overall improvement and consider that a number of these
sections of the route can be delivered quickly.”
1.5 On 23rd April, representatives of the consortium met with Mr Stephen Hammond MP,
Under Secretary of State for Transport, to discuss the economic case for improving
the A303. The outcome of the meeting was said to be positive. Mr Hammond gave
a commitment for the Highways Agency to work with the project group to undertake
preparatory work on the three improvement proposals referred to in paragraph 1.2.
The Minister is said to have viewed these positively and noted that priorities for new
transport infrastructure schemes are being considered as part of the Government’s
spending review due to be concluded in July. He requested a follow up meeting in
the late summer.
1.6 The outcome of the Government’s current spending review is likely to be known by
the time of your meeting. Whether or not this facilitates early work on improvements
to the A30/A303, the case for such investment is compelling. On average a collision
occurs every six days on the single carriageway sections of the A303. Worse is the
level of fatalities on local sections of the road. Peak journey times from Amesbury to
Honiton would reduce by 30 minutes if the route is improved. The corridor provides a
crucial link to and from the South West. An end to end dual carriageway would
improve journey time reliability along the route and greatly improve the trading
position of many of the district’s businesses. An economic impact study linked to this
project points to a £42 billion benefit (gross value added) to the region if these
schemes are fully implemented.
2.0 Heart of the South West Local Transport Board
2.1 In parallel with these developments, a Local Transport Board (LTB) has been set up
manage funding devolved from the Department for Transport for major local transport
schemes. Similar boards are being established in Local Enterprise Partnership
(LEP) areas throughout England. The Heart of the South West Local Transport
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Board is composed of one elected Member from each local transport authority
(Devon, Plymouth, Torbay and Somerset), two representatives of the LEP and
observers from Network Rail and the Highways Agency.
2.2

The Heart of the South West LTB has been allocated an indicative £40.6 million over
the four years 2015 to 2019. However, the final allocation will not be known until the
current Spending Review has been concluded. Government funding is intended to
be a contribution to the total cost of each scheme and accordingly, local funding will
also be required. The schemes being put forward currently are those considered by
the relevant local authority to be the priorities for their area. The Devon County
Council schemes listed by the LTB are:
D1 Bridge Road, Exeter - £12.3m scheme for carriageway improvements
D2 Marsh Barton and Edginswell Rail Stations - £9.0m scheme to serve the
Marsh Barton strategic employment area;
D3 Tiverton Access Routes and M5 J27 Improvements - £10.1 m scheme for a
new junction on the A361 to the east of Tiverton and improvements to J27 of
the M5;
D4 Alphington Park and Ride - £6.1m scheme to enhance park and ride
facilities in Exeter;
D5 A382 and jetty Marsh II - £13m scheme to accommodate projected traffic
growth in Newton Abbot;
D6 Tavistock Railway - £26m scheme involving a new railway station in
Tavistock and extension to the Plymouth to Bere Alston line.

2.3 The proposals of both Devon and Somerset County Councils make no provision for
any form of local funding commitment to the A303/A30 improvements referred to
earlier. At the A303 project group’s meeting with the Minister at the Department for
Transport on 23 April, Mr Hammond is reported as having asked what funding local
funding would be made available. A meeting of the Heart of the South West Local
Transport Board was due to take place before the end of June. Accordingly request
for further information in relation to the Board’s commitment to the A303 Corridor
Improvement Programme will be made to allow for a verbal update on these matters
to be presented at your meeting. Similarly, information will be sought as to why
improvements to the Exeter to Waterloo railway line do not feature in the LTB’s Major
Transport Scheme Programme 2015 -2019 as currently drafted.

Legal Implications
Transport powers and duties are allocated by legislation to county/Department of
Transport level. Nevertheless, the duty to co-operate between councils on strategic
planning reinforces the expectation that there will be joint working in the community
interest.
Financial Implications
The report is not asking for any capital programme commitment at present but there is
likely to be a need for capital investment if the schemes progress. The funding of which will
need to be considered in future reports.
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Consultation on Reports to the Executive
Background Papers


Letter to stakeholders from Paula Hewitt, Lead Commissioner, Economic and
Community Infrastructure, Somerset County Council 16th May 2013. (1)
Leaflet published by the Heart of the South West Local Enterprise Partnership (May
2013) outlining the creation of the Local Transport Board and providing a summary of
their major transport scheme programme 2015 -19



A303 Corridor Improvement Programme (including the A358 and A30), Outline
Economic Case and proposed Next Steps, published by Somerset County Council,
April 2013. (2)

Nigel Harrison nharrison@eastdevon.gov.uk
Economic Development Manager
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17 July 2013

Agenda Item 14
CABINET
17 July 2013
13/1314

Exmouth Regeneration – Funding Allocation
Summary
Development Management Committee resolved on 11 June 2013 to grant planning
permission for the Premier Inn development on Exmouth seafront. The Council is now
asked to consider the implications of this decision as landowner and the distribution of the
funds to be received subject to the completion of the sale to Whitbread.
Up to this point the Council has necessarily maintained commercial confidentiality with
regard to the sale price of the Elizabeth Hall site. Our commitment has been to make this
information public as soon as reasonably possible and we are now able to announce that
the Council has negotiated a sizeable capital receipt for the site. Furthermore, the S106
payment agreed is in addition to the capital receipt. The report proposes allocating
funding from the capital receipt from Premier Inn to the outstanding Exmouth priority
regeneration projects, in particular, the Queen's Drive scheme and to assist in the rebuilding of the Mamhead Slipway.

Recommendation
1) Members note further progress towards the delivery of the Council’s
longstanding commitment to regeneration in Exmouth
2) Members welcome the impending capital receipt from Premier Inn and
authorise that this capital receipt be committed to the Exmouth Regeneration
budget and held in reserve for a minimum period of three years from receipt.
3) Members authorise the Principal Regeneration Surveyor to pursue a delivery
strategy for the Queen's Drive project including an allocation of a proportion
of the proceeds of the Elizabeth Hall sale towards enhanced public realm and
new road alignment.
4) Members authorise the Principal Regeneration Surveyor to pursue a delivery
strategy for the Mamhead Slipway project including an allocation of a
proportion of the proceeds of the Elizabeth Hall sale towards a new slipway
and associated facilities.
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5) Members recognise that the Premier Inn capital receipt will fund a proportion
but not the totality of priority projects in Exmouth and that there currently
exists a likely shortfall to be filled. Members therefore endorse the pursuit of
additional funding towards the Queen's Drive and Mamhead Slipway projects.
Such possibilities may include Coastal Communities Fund, EU programme,
LEP engagement, County Council, contributions and receipts from adjacent
developments.
6) Members agree that the Council act as the client body for the appointment of
contractors and consultants for the Mamhead Slipway development design
and build.
7) Members authorise the Principal Estates Surveyor to negotiate new 30 year
leases respectively with the Exmouth Sea Scouts and Exmouth Sea Cadets
on demised land at Camperdown Creek.

a) Reasons for Recommendation
The recommendations will enable the Council to continue the delivery of the Exmouth
Masterplan and priority projects.
b) Alternative Options
Not to endorse the recommendation to direct the Premier Inn receipt toward Mamhead
Slipway and Queens Drive in particular will mean that these important regeneration
schemes will struggle to progress as private investment alone will be unable to fund
the cost of development. Such an outcome will undermine regeneration in Exmouth
and cause reputational damage to the Council due to the likelihood of some projects
not being delivered.
c) Risk Considerations
The delivery of the Mamhead Slipways will involve significant risk which needs to be
effectively managed. Working in a maritime environment holds the potential for cost
escalation due to unforeseen factors, and there could also be reputational issues
should the project in any way fail to realise aspirations. The Council has engaged
Royal HaskoningDVH as engineers and cost consultants for the construction. A
minimum contingency of 30% will need to be built into the cost and additional funding
will need to be sought from outside agencies to secure this important infrastructure
development. Risk has and will continue to be mitigated through a robust project
management structure that reports to the Regeneration Board and onward to Cabinet.
With regard to the Queens Drive (Exmouth Splash) proposal, the process of marketing
and market testing will help to clarify viability of the options emerging from the public
consultation, outline planning and what we hear from potential developers and
commercial operators. There are also front end infrastructure cost implications that
are likely to fall to EDDC. These are expected to become clearer over the next few
months and will be monitored by the Exmouth Regeneration Project Executive.
As was made clear in the March 2012 Cabinet report, there are risks in terms of
reputation and finance. The projects have received strong and continued backing from
Council Members in their determination to see key Exmouth regeneration projects
from planning to reality.
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d) Policy and Budgetary Considerations
These projects form part of the Council’s Regeneration commitment to Exmouth and
the delivery of the aims and objectives set out in the Exmouth Town and Seafront
Masterplan. £770,000 has already been identified under the Council’s budget 2012/13
– 2015/16. Of that total budget allocation so far we have spent £205,000. Spend on
this budget is monitored and signed off at the regular meetings of the Exmouth
Regeneration Project Executive.
e) Date for Review of Decision
Not Applicable
1

Main Body of the Report

1.0 Background
1.1 The Exmouth Regeneration priority projects arising from the Exmouth Masterplan
and outlined to Cabinet 30 November 2011 aim to deliver exciting developments that
will help raise the town’s game and achieve the Vision for Exmouth as identified in
the Exmouth Town Centre and Seafront Masterplan.
The initial projects implemented are the Estuaryside Transformation, the Elizabeth
Hall Site and Queen’s Drive - Exmouth Splash. The structural failure and
subsequent closure of the Mamhead Slipway has brought this project forward and
has now been added to the priority projects.
2.0 Elizabeth Hall Site
2.1 On 11 June 2013, Premier Inn's Ltd (PIL) scheme for the Elizabeth Hall Site became
subject to resolutions to grant planning permission for the development of a hotel.
The Council’s legal team have now been working with PIL to complete the land
transaction and that is likely to be concluded by the end of July 2013. This will
provide a capital receipt to the Council.
3.0 Queen’s Drive – Exmouth Splash
3.1 Following public consultation on proposals for the ‘Exmouth Splash’ development
revised plans were drawn up ready for a planning application to be submitted in
March 2013. At that time the Council were informed that an Environmental Impact
Assessment would be required to accompany the application that meant further
ecology studies were needed. These were subsequently carried out and an Outline
Planning Application is due to be submitted imminently.
3.2 The preferred option that has been submitted for planning consideration includes the
following elements
•
•
•
•

A large privately-run play and recreation area, including both indoor and
outdoor facilities
A water sports hub, to be the centrepiece of the other main leisure area
located on the seafront
Retail areas, an amusement arcade and also public open space
A hotel or holiday accommodation scheme
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•
•
•
•

Public realm enhancement that could include seating, tables, play area,
performance space etc.
A new two-storey café and/or restaurant
A new 250 space-plus surface car parking area with additional parking of 30
spaces behind the former Lifeboat Station
Re-aligning the existing road away from the seafront to make way for these
changes

3.3 Work has been carried out to consider how the development can be delivered
including consideration of what, if any, land is sold or leased, phasing, marketing,
infrastructure construction and funding. It is this work, carried out with our
professional advisors including Quantity Surveyors and Chartered Surveyor Valuers
that has informed officers of the importance of funding allocation from the Premier
Inn receipt to this project. Some elements of the development should also provide
capital receipts for the Council however, the full cost of road re-alignment, car
parking construction and public realm works and other such infrastructure
requirements are unlikely to be covered entirely from these receipts.
3.4 In order for the Council to be able to promote the development site to private
investors successfully it will need to demonstrate that the infrastructure and public
realm works have been planned and will be constructed in advance of other
development. It is envisaged that private investment will reimburse the Council’s
construction costs in some part. There will also be the potential for ongoing lease
and rental receipts as well as the additional Business rate income from increased
commercial activity. As the Delivery Strategy emerges for this project the detailed
financial considerations will be reported to Cabinet.
4.0. Mamhead Slipway
4.1 Following the structural inspection in August 2012 and subsequent diving survey of
Mamhead Slipway, an extensive void under the end of the slipway was identified. On
the advice of the Council’s consultant engineers, Royal HaskoningDHV, the slipway
was closed.
4.2 In developing the Exmouth Masterplan, the Council had reviewed the various
facilities which provide access to the water for both powered and unpowered craft.
While none of these facilities is ideal, the one which clearly had the greatest potential
was the slipway at Mamhead. The Masterplan therefore included an objective of
enhancing the slipway at Mamhead, to improve access to the water for a range of
users.
4.3 Failure to provide adequate sea access through slipway provision could lead to
negative public perception of the town and local authorities. It would also lead to a
reduction in the number of visitors who come to the area to enjoy water sports, as
well as disappointment of our own residents who are boat owners, along with a
reduction in income for supporting businesses. There are also safety issues posed if
there is not suitable access to the water: at present, Mamhead Slip is the only deep
water slipway provision in East Devon, the closest alternatives being at Lyme Regis
in West Dorset and Teignmouth in Teignbridge.
4.4 An initial study has been conducted by Royal Haskoning DHV to consider options for
replacing Mamhead Slipway. Three options were tested:Option 1 – A replacement slipway on the existing footprint
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Option 2 – A re-oriented slipway at the current location, with additional vehicle
manoeuvring space using the Mamhead gardens area
Option 3 – Relocation of the slipway some 40m west, to run alongside the
Pierhead
4.5 The study has reported on the feasibility, anticipated cost, highway impact, planning
and procedural implications of the three options. During the course of the work,
consultation has been undertaken to establish the views of slipway users, the local
community and other interested parties. The project team has worked closely with
the Water Users’ Group to test design options and ensure a workable solution. Users
expressed a preference for Option 2.
4.6 The outcome of the work was reported to the Exmouth Regeneration Programme
Board on 16 May. The Board was clearly of the view that a project for replacing the
slipway at Mamhead should be taken forward, and their preference was for Option 2,
whilst recognising that the most straightforward in procedural terms was likely to be
Option 1. They did not believe that Option 3 had merit, and concluded that it should
not be taken further.
4.7 The initial work suggests that the cost of Option 1 is likely to be in the range
£500,000 to £700,000 while Option 2 is likely to be in the range £1m to £1.3m.
Option 2 would offer a significantly better facility for users, and would also provide
much better access, avoiding the need for drivers to reverse their vehicles and
trailers on the highway. In addition, it should be recognised that with the
implementation of an appropriate long term management strategy, disturbance within
the Exe Estuary could be reduced as a result of improvements to this slipway.
4.8 Further work to progress the engineering design and assess the environmental
impact is on-going. It is therefore recommended that the Council affirm its
commitment towards a replacement slipway by allocating a significant part of the
capital receipt of the Elizabeth Hall sale towards this project, with the presumption
that this will be matched where possible by appropriate use of Section 106
contributions – for example from the adjacent Pier Head development - and other
funding.
4.9 It should also be noted that the current closure of Mamhead slipway imposes
additional pressure on other facilities, particularly Belshers slipway. This gives rise to
problems for the adjacent community because of vehicles and trailers waiting to use
the slipway and then reversing down the narrow access route. There are
environmental problems for both local residents and wildlife caused by water users,
especially power boats and jet skis. Completion of a replacement slipway at
Mamhead, particularly with a design which makes it suitable for a wide range of
users, should contribute to significantly reducing usage of Belshers slipway and also
reduce pressure on the estuary more generally.
Users of an attractive slipway can make a significant contribution to the Exmouth
economy, which can be important in the context of East Devon as a maritime district
offering a wide range of recreational opportunities for visitors as well as residents.
Survey work is ongoing to record usage of Belshers slipway at peak times, and data
from slipways in adjacent districts is being sought.
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4.9 Work will be progressed on the assumption that Option 2 offers the most appropriate
solution, as this delivers the enhancement for users that best accords with the vision
for the Pierhead and Mamhead areas as set out in the Exmouth Town Centre and
Seafront Masterplan.
Legal Implications
As purely factual input to the Report:
regarding paragraph 2.1, the legal work on the land sale was outsourced to an
external law firm and, as a distinct issue, an amount of the capital receipt has
already been paid to EDDC’s external lawyers as a deposit in stakeholder capacity;
and
regarding paragraph 4.8, the s.106 Agreement for the proposed Pier Head
development is at a fairly advanced stage of negotiation with the planning applicant
(largely waiting only for clarification of any Mamhead Slipway implications on it).
Legal Services have no adverse observations to make on the Recommendations in the
Report and they are accordingly endorsed.
Financial Implications
£600k for the sale of Elizabeth Hall has already been allocated as funding to the capital
programme towards Exmouth Regeneration works now being undertaken in the project
preparation work. This therefore leaves the balance of the capital receipt to fund the
capital programme.
Members should note that allocating monies to towns where receipts are generated does
risk high priority/mandatory projects in other areas possibly not funded.
Consultation on Reports to the Executive
Background Papers
N/A
Lisa Timberlake x2732 ltimberlake@eastdevon.gov.uk
Development Surveyor
Ian Harrison x1588 iharrison@eastdevon.gov.uk
Mamhead Slipway Project Manager
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Improvements to services - systems thinking update
Summary
This report updates members and SMT on the impact of introducing systems thinking
principles into the Streetscene Service. It also sets the work in the context of the
Customer Plan and the transformation agenda.
Recommendation
Members consider:
1. the latest successes of our Streetscene Team.

a) Reasons for Recommendation
To keep members informed on the progress in redesigning the Council’s services
using systems thinking principles.
b) Alternative Options
Not applicable for this report.
c) Risk Considerations
None of note.
d) Policy and Budgetary Considerations
The work is within the current budget and policy framework. One of the critical success
factors for this service was the Council’s investment in mobile working technology and
our IT Team’s ability to respond flexibly with the time and skills to make it work
operationally.
e) Date for Review of Decision
None.
1

The Check Process: what did we find out about existing ways of
working in Streetscene?
1.1 ‘Check’ is the time we spend gathering data about the way the service currently
works from the customers’ point of view. It entails considering factors that traditionally
we have never thought about, and which shine a whole new light on our operations.
These are:
a. What is our ‘purpose’ in our customers’ eyes?
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b. What is our customer demand and how much of it is ‘preventable’ (caused by
us getting things wrong or failing to do something)
c. Are we meeting ‘value’ demand (what we are really here to deliver) in a way
that gives customers what matters to them?
d. How much of our demand can we actually deal with one stop?
e. If the demand has to go into a process, how efficient is the process?
f. What are the system conditions – the things that officers find get in the way of
good process and service design
g. What is the thinking that led to the current service design?
1.2 In Streetscene services (litter picking, public toilet cleaning, street benches and bins
maintenance, grass cutting on District land and keeping our parks and gardens beautiful
and tidy), we concluded that:
a. Our Purpose from the customers’ point of view is twofold:
Maintain and keep safe my environment
Give me advice about my environment
b. Our value/preventable demand split showed a good service that does not lead
to the ‘wrong sort’ of demand:
Value demand (what we are genuinely here to do) 88%
Preventable demand (as a result of getting it wrong or failing to do
something) 12%
c & d. One stop ability (dealing with customer demand there and then) and the
flow of work (process) was the area we could have the biggest impact due to
paper based, bureaucratic processes which entailed long delays and inaccurate
data recording
e. We had lots of systems conditions that were collated in the Issues Log (as with
all the other services reviewed, the Issues Log is the key tool for keeping alive
an improvement culture)
f. changing the mindset of managers in particular is key to changing our approach
to service delivery and maximising the benefits of a systems thinking review
2

The Redesign process: what difference did the new thinking make in
the Streetscene Service?
2.1 The biggest win for this service was in the flow of work. In summary, this is what
we did:
a. We redesigned paper systems to design out waste and maximise use of
electronic and mobile systems, the highlight win from this being a reduction in
the time it took to get a customer demand to the team member who could
respond to it from 4 days to 4 seconds.
b. Ended the inefficient functional work splits by combining Grounds and
Cleansing officers to work in geographical area teams reporting to one
Technical Officer. This maximised capacity, allowing us to save on contractors
costs.
c. Automated data collection to produce end to end time charts which focused
managers’ minds on understanding and reducing
variation in the time it takes to respond to demand (and
as a result reducing response times across the board on
all demand types from an average of 30 days to 3 days).
d. Enabled on the spot fault reporting by our officers which
has dramatically reduced customer reporting (down from
30 cases a month to 4).
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e. Introduced 7 day working across the District to give us better cover and a
saving on overtime for weekend work.
1.2 There are further improvements in the pipeline with the roll out to all Streetscene
staff of mobile working. We will monitor the effectiveness of this and the impact
on:
speed and handling of demand
capacity in back office teams
transparency of service for our customer and possible reduction in
preventable demand.
3

Design to meet demand and reap the efficiency rewards
3.1 A fundamental principle in our review work is that we design service to meet
customer demand. There is no specific consideration given to cutting the budget at
any stage. The counter-intuitive outcome is that we make large savings as a result of
this approach. So far we have:
a.
b.
c.
d.
e.
f.

Reduced staffing by 1/2 Technical Officer
Reduced another post to 3 days a week
Changed a team leader post to an operative (sc4 to 3)
Reduced reliance on agency workers
Reduced annual overtime costs (grounds & cleansing)
Reduced use of contractors

£12,210
£13,000
£ 3,200
£29,500
£45,120
£17,190

Total annual efficiency saving

£120,220

3.2 For the organisation as a whole, so far we have made a difference to the bottom
line of: £640k (£500k in Benefits, £120k in Streetscene and £20k in the Planning
Service)
4

A reminder of the performance difference systems thinking made in
our other services
4.1 See Appendix A for improvements in our other services redesigned with systems
thinking principles.

5

Wider context
5.1 There are two teams currently doing systems thinking reviews. The Arboricultural
Team in the Countryside Service are struggling with workload and are using the
method to analyse whether systems thinking principles will help them. The Waste
and Recycling Team have completed the check phase and are currently
experimenting with redesign of service which will inform a wider debate about the
principle of handling demand in the Customer Service Centre.

5.2 Our systems thinking reviews are set in the wider context of the Customer Plan and
the transformation agenda. The three strands of Customer Plan
work are:
Technology – upgrading the website to match digital technology
improvements and making sure our IT systems deliver effective
mobile working
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Communications – embedding our values, improving our social media use and
reputation management, improving our customer service training to make sure our
systems thinking principles are reflected across the Council
Systems Thinking Reviews – helping our teams and Managers think differently about
their service and redesign the work to meet customer demand, which in turn drives out
waste and cost.
Legal Implications
Under Section 3 of the Local Government Act 1999 this Council is a Best Value authority
and therefore under a general Duty of Best Value to “make arrangements to secure
continuous improvement in the way in which its functions are exercised, having regard to a
combination of economy, efficiency and effectiveness.” A systems thinking review is one
method of supporting continuous improvement.
Under the Duty of Best Value, therefore, authorities should consider overall value,
including economic, environmental and social value, when reviewing service provision.
Financial Implications
To follow
Consultation on Reports to the Cabinet
SMT
Background Papers


Appendix A

Denise Lyon dlyon@eastdevon.gov.uk
Deputy Chief Executive
Andrew Hancock ahancock@eastdevon.gov.uk
Streetscene Manager
Tim Harris tharris@eastdevon.gov.uk
Streetscene Area Manager East
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Appendix A: The successes of systems thinking services
Benefits
• In 2007/8 new claims took on average 43 days and change of circumstances took
24 - combined new claims and change of circumstances now take 6 days. Our
national ranking has gone from around 400th in the country to 8th place which is a
leap from bottom to top 25% of councils.
• Sustained performance for last 4 years despite implementing significant welfare
changes.
• The redesign of the Revenues and Benefits service using systems thinking
principles (including changes to the staffing structure) and improvements in benefits
performance has resulted in annual efficiency savings of just under £500k.
• The reputation of the Benefits Service/Customer satisfaction, monitored through
regular surveys, went from low to high (9+ out of 10).
Housing
• Our redesigned new tenancy ‘sign up’ process (setting tenants up clean) enabled
us to collect 99.7% of rent due last year (highest ever and top 25% of councils
nationally).
• Our accompanied viewing process before a new tenancy starts is consistently
achieving 9+ out of 10 when we ask new tenants what mattered.
• Our ‘right first time, fix and stay fixed’ purpose for housing repairs is consistently
being achieved on 85% of jobs (still room for improvement).
• Homeless acceptances maintained at 35 in 2012/13, 305 cases of potential
homelessness prevented during the year, and a General Fund saving of £48k on
the homeless persons budget.
Planning
• Customer satisfaction rating improved from around 66% of customers satisfied with
the service to over 90% satisfied
• Average time taken to determine a planning application dropped from 75 days to 50
days.
• Number of planning enforcement cases dropped from over 450 to 250.
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Public Consultation – Review of the East Devon and
Blackdown Hills AONB Management Plans
Summary
East Devon District Council together with other local authorities has authorised the East
Devon and Blackdown Hills AONB Partnerships to undertake reviews of the Management
Plans for both AONB by April 2014, as required under Section IV of the Countryside and
Rights of Way Act 2000.
Public consultation on these reviews is scheduled to take place across the
summer/autumn 2013 with endorsement by the AONB Partnership’s respectively and final
approval from the statutory consultees, Natural England before adoption by East Devon
District Council and confirmation with Defra.
Recommendation
Approval to undertake public consultation on the review of the East Devon and
Blackdown Hills AONB Management Plans
a) Reasons for Recommendation
Under Part IV of the Countryside and Rights of Way (CROW) Act 2000 the relevant
local authorities are required to review the AONB Management Plans (sometimes
referred to as a Management Strategy) for the East Devon and Blackdown Hills
AONBs at intervals of not more than 5 years. The review for the 2009 - 14 Plans need
to be completed by April 2014.
East Devon District with other local authorities has authorised East Devon and the
Blackdown Hills AONB Partnerships to review the AONB Management Plans on their
behalf.
b) Alternative Options
There are no alternatives. There is a legal requirement to review the AONB
Management Plans by April 2014.
c) Risk Considerations
There are no risks associated with this decision.
d) Policy and Budgetary Considerations
The recommendation conforms to the Council’s current policy and budget
commitments. Costs associated with the reviews fall within the AONB Partnership
budgets.
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e) Date for Review of Decision
The Management Plans are reviewed every five years. The next review will take place
in 2018-9.
1 Main Body of the Report
1.1 Under Part IV of the Countryside and Rights of Way (CROW) Act 2000, East Devon
District, together with other local authorities is required to produce Management Plans
for the East Devon and Blackdown Hills AONBs by 1 April 2004 and review them at
intervals of not more that 5 years. East Devon District authorised the East Devon and
Blackdown Hills AONB Partnerships to carry out this duty on its behalf; this work has
been co-ordinated by the AONB teams.
1.2 The CROW Act 2000 and guidance from Natural England /Defra provides advice on
the scale, nature and content of Management Plans/Strategies. A Management
Plan/Strategy should serve to highlight a vision for the AONB and contain a five-year
Delivery Plan detailing objectives and targets for the delivery of the Plan. The Strategy
should be reviewed every five years. The delivery of the Plan is subject to availability of
funding from the Local Authorities, Defra and other parties.
1.3 Both the East Devon and Blackdown Hills AONB Management Plans underwent
restructuring in 2009 to take account of the recommendations from Natural England on
AONB Management Plan reviews. The Plans will be retaining the existing structure on
the whole and follow a format that is largely reflected in the other AONBs Management
Plans within Devon.
1.4 The review of both the East Devon and Blackdown Hills AONB Management Plan is
following the guidance outlined above to ensure a broadly consistent approach both
nationally and locally and both Partnerships agreed that the reviews should be
conducted with as light a touch as possible. However, it was recognised that certain
sections would require more revision in light of new national agendas and changing
context. These include:
The Natural Environment White paper, The Natural Choice, 2012
National Planning Policy Framework, 2012 and other new planning legislation
Compatibility with new and emerging Local Plans
Common Agricultural Policy reform, due to be completed in 2013
Revised National Character Area profile currently being carried out by Natural
England, and Devon County Council’s new work on Landscape Character Areas
Biodiversity, with greater emphasis on ecosystem goods and services and
landscape-scale approach
A303 corridor improvement programme (relevant for Blackdown Hills only)
Renewable energy targets and the need to ensure that landscape is conserved but
community needs are met
Climate change and mitigation
Public sector funding cuts and opportunities for joint working and shared resources.
1.5 To identify any further issues, in East Devon AONB consultation has taken place
with key stakeholders through the AONB Partnership, a public “drop-in” event and a
public awareness survey as part of initial scoping for wider public
consultation. Similarly, in the Blackdown Hills, the community
has been consulted through two on-line questionnaires one
specifically for farmers, public workshops on ‘wildlife and land
management’ and ‘the rural economy’, a joint event with SW
Farming and Wildlife Advisory Group, again targeting farmers
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and discussions through the AONB’s topic working groups and relevant public sector
officers.
1.6 Strategic Environmental Assessment, Habitats Regulations Assessment and
Equality Impacts Assessment being undertaken for both Plans will identify other aspects
of the current Plans that may need revision.
1.7 East Devon and Blackdown Hills AONBs have been instrumental in the delivery of
the Rural Development Programme, both in terms of influencing agri-environment
schemes and direct delivery of the LEADER/Local Action programme ’Making it Local’
alongside the more localised Sustainable Development Fund. This has been key in
helping to deliver the social and economic outcomes of the Management Plan. In a light
touch approach to the reviews, the Partnerships will propose mechanisms for
maintaining the Programme’s functions and influence and identify priorities for action
over the coming plan period (2014-19).
1.8 Public consultation will be carried out between July and October 2013 for both Draft
Plans which are currently undergoing revisions. Accordingly, the Draft Plans will be
revised and a final draft version forwarded for formal consultation with the statutory
consultees, Natural England.
1.9 Following formal approval, the AONB Management Plans will be presented for
adoption by the local authorities and confirmed to Defra.
Legal Implications
The Council / AONB Partnerships are under a duty to review the management plan
every 5 years – there is no discretion and so the review must be carried out. Following
the review the management plan can be amended with whatever amendments are
considered appropriate. There is a requirement to consult with, and consider
comments made by, Natural England on the revised management plan. Once that
exercise is complete the revised management plan can be adopted.
Other than as set out above and in the report there are no further legal implications
requiring comment.
Financial Implications
Any financial implications are included within the AONB budget.
Consultation on Reports to the Cabinet
Consultation on the reviews has been internal to date through each of the AONB
Partnerships. In addition there have been some evidence gathering surveys, drop in
sessions and focus groups to guide the review process. Full public consultation on the
Draft plans has not yet taken place and is the purpose of this report.
Background Papers



East Devon AONB Management Plan (2009-14)
Blackdown Hills AONB Management Plans (2009-14)

Chris Woodruff chris.woodruff@eastdevonaonb.org.uk
AONB Manager (East Devon AONB Partnership)
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Application to designate Broadclyst Neighbourhood Area
Summary
Broadclyst Parish Council has applied for designation of their whole Parish as a
Neighbourhood Area. Once approved by the District Council, they can then produce a
Neighbourhood Plan setting out how the local community would like to see the Parish
develop in the future.
The application for designation of the Neighbourhood Area has been advertised for 6 weeks
and 8 representations have been received. All object to the extent of the area proposed.
Objections are outlined at 2.2.
A further objection was received after the deadline which requested that the boundary be
redrawn to exclude strategic sites to ensure funding is not diverted away from important
strategic developments.
Having considered the representations, it is recommended that the Neighbourhood Area
should be reduced to exclude strategic development south of the railway line (Cranbrook
and expansion, Black Horse and Tithebarn Green) and West of the motorway (Old Park
Farm and Pinn Court Farm) and a statement setting out the reasons should be produced.
Recommendation
That Broadclyst Neighbourhood Area be approved so as to exclude the
strategic development sites south of the railway line and west of the M5 in the
Pinhoe area (the revised Neighbourhood Area being that shown on the a plan
in Appendix 3 to this report)
That the reasons for reducing the Neighbourhood Area as set out in
paragraph 4.7 of this report be approved for inclusion in the decision
document
a) Reasons for Recommendation
To enable Broadclyst Parish Council to prepare a neighbourhood plan within the
redefined area under the auspices of the Localism Act 2011 and the Neighbourhood
Planning Regulations 2012.
b) Alternative Options
The whole Parish of Broadlyst be designated as a Neighbourhood Area (as per the
application from Broadclyst Parish Council)
A much smaller Neighbourhood Area, centred on Broadclyst village and including a
small rural hinterland, be designated
A smaller Neighbourhood Area, including most of the Parish but excluding specific
strategic allocations, is designated. For instance, this could
134

o Exclude Cranbrook Phase 1 and the western expansion
o Exclude everything south of the railway line
c) Risk Considerations
The Council must provide sound reasons for approving a reduced Neighbourhood Area.
There is a risk that the decision will be subject to legal challenge and that the Parish
Council will feel disenfranchised and that their right to produce a Neighbourhood Plan
under the Localism Act has been prevented.
d) Policy and Budgetary Considerations
The District Council has a duty to support the production of Neighbourhood Plans and to
pay for a referendum and examination. Grants of up to £30,000 (total) are available
from DCLG to help the Council meet these costs. It is likely that a complex
Neighbourhood Plan, involving strategic sites, will require dedicated Officer time which
is not currently in the budget. If it is deemed that a Neighbourhood Plan has implications
for residents beyond the immediate Parish, a wider referendum may be suggested by
the Inspector. Depending on the area, this could have significant cost implications.
Under the Community Infrastructure Levy Regulations, Parish Councils will receive 15%
of CIL generated from new development capped at £100 per dwelling. In areas covered
by adopted Neighbourhood Plans, this rises to 25% of CIL contributions, uncapped, per
dwelling.
Positive Impact Overall
Affordable Homes.
Thriving Economy.
Safe Environment.
Clean Environment.
Green Environment.
Excellent Customer Service.
Inspirational Council.
Meeting our Diversity and Equality duties.
Providing more service at less cost.
e) Date for Review of Decision
No review is proposed.
1

Legal Requirements

1.1 The District Council has received an application from Broadclyst Parish Council for the
designation of the whole Parish as a Neighbourhood Area. Once designated, the Parish
Council intend to produce a Neighbourhood Plan for the whole Parish, this could set out
local planning policies and identify sites for development. In a Parish with major strategic
development proposed the implications of a Neighbourhood Plan could be significant.
This is discussed later in the report.
1.2 There are two main considerations in this report
The legal requirements concerning whether the application for designation as
a Neighbourhood Area has been properly made and advertised
Whether the area applied for is appropriate
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Does the application meet the requirements of the regulations?
1.3 The application form and accompanying map are attached to this report (Appendix 1).
The requirements for an application for designation of a Neighbourhood Area are set out
in regulation 5 of the regulations and in section 61G of the 1990 Act (which was
amended to incorporate parts of the Localism Act 2012).
1.4 Regulation 8 states that an application to the Council for designation of a Neighbourhood
Area “must” include:
a. A map which identifies the area to which the application relates;
b. A statement explaining why this area is considered appropriate to be designated
as a neighbourhood area; and
c. A statement that the organisation is the relevant body for the purposes of section
61G of the 1990 Act.
1.5 The application is considered to meet the requirements. It includes a map of the whole
Parish and a statement confirming that the Parish Council is a qualifying body. It also
includes the reason for requesting that the whole Parish be designated “We are a
parish, with a mix of large rural areas and increasing urban developments planned. We
think it is in the best interests of our parishioners to include the whole parish boundary
in our Neighbourhood Plan, as we need to plan for safe roads throughout and take a
holistic view of community facilities.”
1.6 The application has been publicised for the 6 weeks required by the regulations (from 5
April to 17 May 2013) on the District and Parish Council websites, in the local newsletter
and on the Parish noticeboards. It has also been discussed at various meetings relating
to the Growth Point Area. In this way it is considered to have been brought to the
attention of those living, working and carrying out business in the area. The publicity
notice is attached for Members information.
2 Representations received in response to the advertisements
2.1 In response to the proposed Neighbourhood Area designation 8 representations have
been received during the consultation period. All of these are objecting to the extent of
the area proposed. Six of the representations have been made by planning consultants
or others involved in the development industry, one has been received from this
Council’s Chief Executive and another has been received from the Chief Planner at
Devon County Council. Six of the representations are accompanied by maps showing
the reduced area suggested for designation. Broadclyst Parish Council are currently
considering these representations and may wish to respond at the Cabinet meeting
verbally and/or in writing.
2.2 The representations are appended to the report for Members information (Appendix 2).
In summary objections relate to;
the strategic nature of Cranbrook (and expansion), Science Park, Black Horse/Tithe
Barn Green, Pinn Hill Farm and Old Park Farm sites and their importance to the
whole of East Devon, Exeter and regionally
it being inappropriate to include strategic sites, especially where these already have
(outline) planning permission or are at an advanced stage of negotiation
frustration of the ongoing parish boundary review and it being inappropriate for
Broadclyst Parish Council to plan for future Cranbrook residents who will shortly have
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their own Parish Council/it being inappropriate to produce a Plan for part of a
strategic site when the remainder is in a different Parish
implications for the wider community – interest is greater than the immediate
Broadclyst area
the difficult timing - with plans and applications for the sites well advanced or already
granted
difficulty in delivering key strategic infrastructure if the Parish Council are able to
claim, and decide how to spend, 25% of Community Infrastructure Levy payments
As can be seen some representations are accompanied by maps identifying alternative,
reduced, areas which they suggest should be designated instead of the whole Parish,
together with an explanation why..
2.3 Following the consultation deadline a further representation, from Exeter City Council,
was received. This requested that the boundary be redrawn to exclude strategic sites to
ensure funding is not diverted away from important strategic developments.
3 Observations arising from the Representations
3.1 The representations raise a number of issues which are relevant to the extent of the
Neighbourhood Area. Observations on these issues are as follows:
3.2

Wider Interests
• Any development of the three ‘strategic’ areas south of the railway line and west of
the motorway will have implications that impact upon a wider sphere of influence than
Broadclyst parish. Strategic issues apply to the planning of these sites, including
supporting infrastructure, such as transport measures, education provision and
District heating. There are larger than local impacts and larger ‘communities of
interest’ than just those residents/business interests in Broadclyst Parish.
• If and when a neighbourhood plan which included strategic sites came to
examination an Inspector may judge (presuming the emerging plan was found
‘sound’ and ‘compliant’) that the referendum would need to take place over a wide
area, reflecting the wider “community of interest”. Potentially this would include
parts of Exeter and East Devon.
There is a distinct difference in the nature and character of the Parish between the
village of Broadclyst, and its extensive rural hinterland, and the significant new
development at the south and western edges of the Parish. It is unlikely that a
single approach or set of planning policies could comprehensively address such a
diversity of issues
The emerging new Local Plan has itself involved the wider community through
extensive consultation and this, together with regular meetings between the Parish
Council, residents and developers, offers the opportunity for matters of detail to be
developed within the context of the strategic framework developed in the new Local
Plan.

3.3

•

New Parish of Cranbrook
The Council has given authority for an electoral review of part of Broadclyst to be
carried out with a view to creating a new parish. Progress of a Neighbourhood Plan
at this stage might frustrate and conflict with the electoral review process.
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• If the new Parish of Cranbrook is included within the Broadclyst Neighbourhood
Area then the new Parish Council and residents will be covered by a Plan which
they have not produced and may not agree with. There is further potential for
confusion because some of the new town lies in the adjoining parish, so will not be
included within a Broadclyst Neighbourhood Plan, in any case.
• Depending on timing, CIL money raised through the future expansion of the new
town may also pass to Broadclyst, rather than Cranbrook, Parish Council.
3.4

Timing
The East Devon Local Plan is due to be submitted in July with an examination
expected in the Autumn. Planning permission has already been granted for
Cranbrook, the Science Park and Old Park Farm and all have started
construction. At the time of writing, Tithebarn Green has a resolution to approve
planning permission and Pinn Court is pending consideration. At this stage the
Neighbourhood Plan would have limited opportunity to positively influence key
decisions and could not affect existing planning permissions. It would have to
comply with the strategic policies of the Local Plan but it could produce local
policies addressing issues such as design and layout, potentially
undermining/conflicting with the masterplan for the area.
Given the advanced stage of all the strategic sites, it is unfair to raise the local
communities expectations as inclusion of strategic sites within the Neighbourhood
Plan would suggest that it is able to influence their development. The community
and the Local Planning Authority cannot stop the submissions of planning
applications and the likelihood is that, since most sites have existing permissions
or applications expected shortly, a neighbourhood plan would be overtaken by
events. This could lead to frustration and confusion.

3.5

3.6

Community Infrastructure Levy
Existing Section 106 agreements have helped to fund significant infrastructure to
support development within (and around) Broadclyst parish, future developer
contributions are likely to result from the emerging East Devon Community
Infrastructure Levy. Under new regulations, Parishes with adopted
Neighbourhood Plans would be able to claim up to 25% of CIL receipts to fund
local infrastructure. This could significantly reduce the CIL receipts of the Local
Planning Authority and undermine the ability of the District, City and County
Councils to deliver key infrastructure, despite the fact that our Council is already
committed.
•

Resources
The Council has a legal duty to support the production of Neighbourhood Plans
as well as being responsible for the organisation and cost of the examination and
referendum. If the Plan is to include areas where the majority of the District’s
growth is concentrated, the Council is likely to need to appoint a dedicated
Officer to liaise with the Growth Point Team, residents and developers to ensure
that the Plan and its production do not undermine, conflict with or delay delivery
of the proposed strategic sites. Conversely, there is little merit in producing a
Plan which will require a considerable level of investment of time, energy and
cost if, due to the expected timing of planning applications and associated
decisions ahead of its adoption, it will be of limited importance.
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4
Designating an alternative Neighbourhood Area
4.1 In reaching a judgement about the extent of the Neighbourhood Area, the Council as
Local Planning Authority needs to consider:
• Is the proposed area consistent, coherent and appropriate for neighbourhood
planning?
• Is the neighbourhood area an appropriate area to ‘plan’ for in planning terms?
• Does the proposed neighbourhood area reflect recent/ current development
proposals in the area?
4.2 There is limited case law available with just one Council decision, at Daws Hill in High
Wycombe, being subject to legal challenge. In that case the District Council resolved to
designate an area which excluded two strategic sites (one of which had a current
planning application on it and an application was expected imminently on the other).
The area was not parished so a Neighbourhood Forum (rather than a Parish Council)
put forward the area they considered appropriate for a Neighbourhood Plan. The legal
challenge, in the form of a Judicial Review, was heard at the High Court earlier this
year. The Judge found that the reasons given by Wycombe District Council for the
exclusion of these sites from the Neighbourhood Area were sound.
In summary, these referred to
the strategic nature of the sites
the wide communities of interest - greater than the immediate Daws Hill area
the difficult timing - with plans and applications for the sites well advanced
the other opportunities for the local community to input to the planning of these strategic
sites.
4.3 There are numerous alternative areas which could be designated but the most realistic
options, given the representations received, are as follows:
a) The whole Parish of Broadlyst be designated as a Neighbourhood Area (as per
the application from Broadclyst Parish Council)
b) A much smaller Neighbourhood Area, centred on Broadclyst village and including
a small rural hinterland, be designated (as suggested by Savilles on behalf of the
Trump and Burroughs families and Halllam Land Management on behalf of the
New Community Consortium)
c) A smaller Neighbourhood Area, including most of the Parish but excluding
specific strategic allocations, is designated. For instance, this could
a. Exclude Cranbrook Phase 1 and the western expansion; or
b. Exclude everything south of the railway line; or
c. Exclude everything west of the motorway
d) A smaller Neighbourhood Area, including most of the Parish but excluding all the
strategic allocations, is designated (as per Bell Cornwell and Devon County
Council representations). This would exclude Cranbrook and proposed
extensions, Science Park and Tithebarn Green/Blackhorse which are south of the
railway line and Old Park Farm and Pinn Court Farm which are west of the
motorway.
4.4 After considering the options and relevant issues raised in the representations, against
the considerations above, it is recommended that an alternative, reduced,
Neighbourhood Area based on option d) above and shown on the map in the Appendix
3 is designated. This would exclude the strategic sites which are at an advanced stage
of planning and delivery. These sites are on the periphery of the Parish and are
bounded by strong physical features (the railway and motorway). Excluding Cranbrook
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would also avoid the future situation where residents of the new Parish found
themselves subject to a Neighbourhood Plan produced by a different Parish Council.
The Neighbourhood Area would still include Broadclyst village, numerous small hamlets
and a very extensive rural hinterland so a Neighbourhood Plan could make a valuable
contribution towards planning for these areas.
4.5 If Members decide to accept the recommendation and refuse to designate the
Neighbourhood Area as proposed in the application, the Council must publish a
statement setting out the decision and the statement of reasons for making that decision
(the ‘decision document’). Further they must designate a modified area as the
Neighbourhood Area. This approach complies with Section 61G (5) of the Town and
Country Planning Act 1990 (as amended by the Localism Act 2011), which explains that
the local authority must designate some part of the area applied for as a Neighbourhood
Area (in other words, the Council cannot merely say ‘no’ to a proposed Neighbourhood
Area, but must designate an alternative area to that applied for).
Next Stage and Decision Document
4.6 The Council will need to publish the decision relating to the neighbourhood area on the
website and bring the designation to the attention of people who live, work or carry out
business in the neighbourhood area.
Suggested Reasons for Reducing the Neighbourhood Area
4.7 Should Cabinet accept the recommendation to amend the Neighbourhood Area to that
contained in Appendix 3 then it is recommended that the following reasons are used on
the decision document, namely;
1. The development of strategic sites south of the railway and west of the motorway will
have implications that impact upon a wider sphere of influence than Broadclyst
parish. It is not appropriate for such sites to be planned by, and for, the community
with a referendum which involves only Broadclyst residents.
2. There is a distinct difference in the nature and character of the Parish between the
village of Broadclyst, with its extensive rural hinterland, and the significant new
development at the south and western edges of the Parish. It is unlikely that a single
approach or set of planning policies could comprehensively address such a diversity
of issues.
3. The Council has given authority for an electoral review of part of Broadclyst to be
carried out with a view to creating a new parish. Progress of a Neighbourhood Plan
at this stage might frustrate and conflict with the electoral review process. It could
also result in residents of Cranbrook being subject to a Plan which they have not
produced and do not agree with.
4. At this stage the Neighbourhood Plan would have limited opportunity to positively
influence key decisions and could not affect existing planning permissions on
strategic sites. Inclusion of strategic sites would unfairly raise the local communities
expectations as they have limited influence.
5. Parishes with adopted Neighbourhood Plans would be able to claim up to 25% of CIL
receipts to fund local infrastructure which could significantly reduce the CIL receipts
of the Local Planning Authority and undermine the ability of the District and County
Councils to deliver key infrastructure to which they are already committed.
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6. Supporting a Plan which includes strategic development sites at an advanced stage
of delivery is not considered an effective use of resources. A Neighbourhood Plan
would have to follow the various statutory stages set out in regulations culminating in
an Examination and, after that, a Referendum. The District Council acknowledges its
legal duty to support the production of Neighbourhood Plans but considers there is
little merit in investing considerable time, energy and finance if, due to the expected
timing of planning applications and associated decisions ahead of its adoption, it will
be of limited importance.
Legal Implications
This report is being brought before Cabinet due to current constitutional arrangements and
the legislative framework in respect of Neighbourhood planning.
Once a Neighbourhood Area is designated the District Council are legally required to
provide advice and assistance to the subsequent production of the Neighbourhood Plan
(including the costs of organising the independent examination – although a grant from
DCLG towards the costs can be sought). Once the Neighbourhood Plan is adopted then it
carries weight as part of the Development Plan and moveover entitles the Neighbourhood to
25% of CIL receipts from development within its area to be used towards the provision of
local infrastructure.
Other than to note the above there are no legal implications arising from this report.
Financial Implications
Possible financial implications have been highlighted in the report however these are not
quantifiable at this stage. Government grants are available to fund any referendum and
examination.
Background Papers
Report to Development Management Committee 5.3.13 – Neighbourhood Plans
Localism Act
Matthew Dickins mdickins@eastdevon.gov.uk
Planning Policy Manager
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Agenda Item 18
Cabinet
17 July 2013
KIS

Request for Exemption to Contract Standing Orders. Feniton
Flood Scheme Consultant
Summary
A request to appoint Howick Consultants as consultants to complete Phase 2 of the
Feniton Flood Scheme, the design and implementation of the works. Use of Howicks will
allow us to start delivering the project more quickly and will save money
Recommendation
Cabinet to note the appointment of Howick Consultants to carry out Phase 2 of the
Feniton Flood Scheme to deliver the contract and work on site for the reasons
detailed in the report.

a) Reasons for Recommendation
Howicks have carried out the report and modelling work and the appraisal to complete
Phase 1 of the project.
Negotiations and agreement have to be reached with Wainhomes to install a section of
the new pipe before building work starts in order to keep costs down.
To tender and appoint another contractor would increase cost and be time consuming,
and may mean we will not be able to agree with Wainhomes the installation of the
drainage pipe before they build their infrastructure.
b) Alternative Options
Carry out the tender process.
c) Risk Considerations
If Wainhomes start work on site before the section of pipe is installed, this would mean
an increase in cost for our work. This would also require EDDC to apply for planning
permission for this section which would increase the time delay in the scheme. This is
a large scale project (around £1.6m), with consultancy input to run the scheme costing
around £133k. Not tendering could mean we don’t achieve best value however, we
have received rough cost comparisons from Halcrow in the order of £175K plus and
from Royal Haskoning of £218K.
d) Policy and Budgetary Considerations
The recommendations conform with Council Standing Orders Section 3.2
e) Date for Review of Decision
No review required
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1 Main Body of the Report
1.1
For the past five years EDDC, as the Land Drainage Authority, have worked
towards a scheme to protect the 60 properties flooded internally at Feniton New
Village in 2008. A report was produced by Howick Consultants giving an outline of
the problems and what the causes might be and was delivered to the Flood
Recovery Group set up following the 2008 October floods.
1.2

EDDC has used Howicks to construct the models of the flooding and from that
produce the variety of options to alleviate the problems. These options included
flood lagoons above the village, routes for a large diameter pipe and individual
property protection. Following consultation it was agreed that the larger diameter
pipe was the preferred option.

1.3

Phase 1 was completed when Howicks and EDDC in partnership with The
Environment Agency and Devon County Council submitted the scheme to Defra,
and were successful in gaining approval for the preferred option scheme.

1.4

The scheme comprises a new 1050mm diameter pipe from the top end of the
village, Southwards along the Eastern boundary, under the Network Rail line and
into an open ditch to the South of the village. From there it will follow the existing
water course Southwards with properties along this part of the route being given
minor individual property protection work or stream protection as necessary. The
area covered by this scheme starts to the North East of Feniton New Village and
runs Southwards right down to the River Otter. Appendix 1 shows the main body of
the works to the north.

1.5

The next stage of this project is Phase 2 which includes the following: Survey work
and detailed design, land ownership negotiations, environmental assessments,
planning permissions, negotiations with Network Rail, contract tendering and on site
supervision.

1.6

Howick Consultants have submitted a consultancy proposal for the project
(Appendix 2), for £133,000We have requested an exemption to standing orders to
take up the Howicks consultancy proposal to allow continuity by using the same
consultant that has worked on this project from the start to deliver the remaining
phase of the scheme and to start work on delivery as quickly as possible.

1.7

We have received guide prices from two more consultants in order to have a better
idea of the cost for this work. Halcrow have replied with a price of £175,000 plus £810,000/month for contract administration and design support during construction.
Royal Haskoning have decided on 15-20% of the construction cost which would be
£218,400 (Appendix 3).

1.8

Due to the size of the scheme and in order to deliver the benefits of this scheme to
the residents of Feniton as soon as possible, it is important the consultant is
employed now to begin the planning and negotiation process. One of the first issues
to address is discussions and negotiations with Wainhomes, the developer who in
August won an appeal to build on land on the route of the new pipe. This is urgent
as Wainhomes wish to start building as soon as possible.
Failure to negotiate the installation of this pipe prior to Wainhomes construction will
increase overall costs and require a separate planning permission.

1.9

Howicks have sound, historic knowledge of this scheme having been involved
before the floods of October 2008. They are a company who have carried out work
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for this Council for the past 30 years, are well versed in the flooding characteristics
within East Devon and are best placed to successfully deliver this project.
Legal Implications
Subject to the recommendation being changed as follows;
Due to the impact on delivery of the Feniton Flood Scheme if the Council’s requirements
under Contract Standing Orders were followed in terms of timing and financial
considerations (as detailed in the report), Cabinet is requested to;
1. To authorise an exemption of the Council’s Standing Orders requirement to seek
quotations or invite tenders pursuant to Rule 3.1, and
2. To endorse the appointment of Howick Consultants to carry our Phase 2 of the
Feniton Flood Scheme to deliver the contract and work on site
then the legal comments to be incorporated are as follows;
The contract value falls below the threshold set out in the Public Contracts Regulations
2006 (being the sum of £173,934) and therefore the EU procurement procedure does not
apply and an exemption can be validly given pursuant to the Council’s Contract Standing
Orders Rule 3.1.
The basis for the exemption (being to esure timely delivery and to avoid unnecessary
costs) appears sound and as such there should be no legal implications arising from
authorising the exemption and endorsing the appointment of Howick Consultants.
Financial Implications
The position is stated regarding an exemption to contract standing orders and would seem
a sensible approach. The Capital Budget has this scheme in at an overall cost of
£1,550,000 with external contributions to be received of £1,050,000 leaving a balance of
£500,000 for this Council to fund. There is a risk that the contractor costs when known are
higher than the estimate and there is a further risk in that no formal agreements have yet
to be reached on the sums to be contributed.
Consultation on Reports to the Executive
Background Papers


Appendix 1 – Feniton Scheme Map



Appendix 2 – Howick Fee Proposal



Appendix 3 – Halcrow & Royal Haskoning Estimated Costs

Keith Steel – Ext 1618
Senior Engineer
(Environment Service) ksteel@eastdevon.gov.uk
Andrew Hancock - Ext 1611
Streetscene Manager ahancock@eastdevon.gov.uk
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11 March 2013
Howick Consultants

Mr Keith Steel
East Devon District Council
Council Offices
Knowle
Sidmouth
Devon
EX10 8H

Sowton Business Centre
Unit 2 Capital Court, Bittern Road,
Sowton, Exeter, EX2 7FW
01392 357 541
www.howick.uk.com

Dear Mr Steel

FENITON FLOOD ALLEVIATION PROJECT
CONSULTANCY SERVICES PROPOSAL
I refer to your email of 28th February 2013 requesting a proposal for consultancy services related to the
implementation of above project.

The Project
The Project is that identified as Option 5C in the Feniton Project Appraisal Report and basically
comprises a 1050mm pipe culvert around the east and south sides of the village including a crossing
beneath the single track Exeter to London Waterloo railway, channel works both upstream and
downstream of the culvert to connect to existing watercourses and Individual Property Protection (IPP) to
some 4 properties that will be adversely affected by the project.
A section of the culvert runs through a proposed development by Wainhomes and the design of this
section will need to be undertaken in conjunction with the development designers. Construction of this
section is envisaged as being undertaken with the infrastructure for the development in advance of the
project as a whole.
The channel works downstream of the culvert passes through the site of a proposed development by
Strategic Land Partnership and it is likely that these works will be designed in conjunction with the
development designers and will include storage so that the IPP to the 4 properties referred to in the first
paragraph is no longer necessary.

The Services
The Services required will be those set out in the ACE Schedule of Services – Part G(d) for a Civil and
Structural Engineering Lead Consultant using ACE Agreement 1 – Design. A PDF copy of an
evaluation version of the schedule is attached for reference purposes. The services are in 3 parts as
follows:

Howick Consultants is the business name of Ian Howick and Partners Ltd
Ian Howick and Partners Ltd.

Registered in England No. 3411146
Registered Office: Sowton Business and Technology Centre, Capital Court, Bittern Road, Exeter, EX5 7FW
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The Services for Civil and Structural Engineering
All services as follows:
G2.1
G2.2
G2.3
G2.4
G2.5
G2.6
G2.7
G2.8

Appraisal Stage
Strategic Briefing Stage
Outline Proposals Stage
Detailed Proposals Stage
Final Proposals Stage
Production Information Stage
Tender Documentation and Tender Action Stage
Mobilisation, Construction and Completion Stage

Other Services to be performed by the Consultant
G3.3

Work done in connection with an application by the Client for any order, sanction, licence,
permit or other consent …. This will include:
1)
2)
3)

G3.4

Planning Permission
Flood Defence Consent
Network Rail agreements, easements and wayleaves.

Prepare any information necessary for the Client’s negotiations with third parties …. This will
include
1)

Establish landownership and make initial contact with landowners and tenants. Draw up
land ownership plans and prepare other information as necessary.

G3.7

Work in connection with providing a feasibility study. This relates to modelling and other work
related to the channel works through the Strategic Land Partnership site to establish the works
required to ensure that peak flood flows downstream of the village do not increase and as a
result IPP measures to 4 downstream properties will not be required. This will involve liaison
with the designers of the Strategic Land Partnership’s site and modelling of storage and channel
works to establish the works required.

G3.10

Prepare drawings for detailed drawings and bar schedules for reinforced concrete.

G3.13

Prepare Coordination Drawings …. This will include:
2)
3)
4)
5)

Drawings to coordinate with Wainhomes development proposals
Drawings to coordinate with Strategic Land Partnership proposals
Drawings to coordinate with any necessary services diversion proposals
Drawings to coordinate with landscape and planting proposals

G3.14

Assess or agree with any Contractor or Sub-contractor the value of variations ….

G3.16

Make visits to site in addition to those allowed for in G2.8.6.

G3.17

Provide information to enable bills of quantities to be prepared for the Project or the Works.

G3.18

Prepare bills of quantities based on Coordination Drawings for the Project or the Works.

G3.19

Price bills of quantities prepared for the Project or the Works to provide an estimate comparable
to tenders.

Howick Consultants is the business name of Ian Howick and Partners Ltd
Ian Howick and Partners Ltd.

Registered in England No. 3411146
Registered Office: Sowton Business and Technology Centre, Capital Court, Bittern Road, Exeter, EX5 7FW
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G3.20

Perform work to advise the client … in connection with any claim ….

Services to be arranged by the Consultant and to be performed by others
G4.1.1

Specialist technical advice on any aspect of the project which is not within the expertise of the
Consultant. This will include advice on:
1)
2)
3)
4)

G4.1.4

Services in connection with the valuation, purchase, sale or leasing of lands and the obtaining of
wayleaves.
1)
2)

G4.1.5

Land Agent / Valuer
Solicitor

Topographical, dimensional, condition or analytical survey of sites or existing works. This will
include:
1)
2)
3)

G4.1.3

Geotechnical aspects of the railway crossing.
Landscape and planting design and monitoring of associated site work.
Ecological issues – same company responsible for the ecological surveys.
Archaeological issues – same company to provide a watching brief during construction.

A topographical survey of the site
A services location survey.
A geotechnical investigation

Special Studies on …the minimisation of environmental impact …. This will include:
1)

Ecological Surveys – bats, badgers, dormice and reptiles.

Programme
It is understood that the Client requires the main part of the project to be constructed in early 2015 so that
the funding of the construction works spans financial years 2014/15 and 2015/16. This requirement
means that that work related to the relocation of dormice will have to be completed in early 2014 (before
the end of February), and to enable this to take place planning permission will have to be in place by
autumn 2013 so that an EPS licence can be obtained in time to allow work to be carried out to relocate
dormice.. Much of the design work will therefore need to be completed by early summer 2013 to enable
an application to be made in time. Assuming that an instruction can be given in mid-March 2013 this will
give just 3 to 4 months to undertake the following major tasks:
•
•
•
•
•
•
•
•

Appoint land agent, solicitor, land surveyors, services location contractor, geotechnical engineer /
ground investigation contractor, ecologist, landscape architect and archaeologist.
Make initial contact with landowners and agree access for surveys and investigations
Initiate negotiations with landowners and obtain agreement in principle to the works on their
land. Establish landowners constraints on design
Obtain initial development infrastructure details from Wainhomes and Strategic Land
Partnership. Establish constraints on design and how the works can be co-ordinated with the
developments.
Obtain up-to-date services details from utilities.
Carry out topographical surveys, services location surveys and ground investigations.
Produce Detailed Proposals – design etc.
Initiate discussions with Network Rail and obtain comments / in principle technical approval to
the Detailed Proposals.

Howick Consultants is the business name of Ian Howick and Partners Ltd
Ian Howick and Partners Ltd.

Registered in England No. 3411146
Registered Office: Sowton Business and Technology Centre, Capital Court, Bittern Road, Exeter, EX5 7FW
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•
•
•

Initiate discussions with landowners and obtain in comments / principle approval to the Detailed
Proposals.
Produce Final Proposals – design and drawings.
Make Planning Application.

It will be very difficult to fit all this work into a 3 month window particularly as it will be dependent upon
obtaining speedy responses from and the co-operation of third parties (Network Rail and land owners).
There is some slack in the dates given above but not much. It may be worth trying to meet the timetable
given above and if it cannot be met delaying the project by 12 months.
I any case it will be important to commence work on the design and obtain planning permission for the
section of culvert through the Wainhomes development so that it can be constructed with the rest of the
infrastructure in early summer 2013. It is assumed at this stage that Wainhomes has all relevant data
related to the site and that planning and design will be straightforward and basically limited to fitting the
culvert into their development layout. It will however be necessary to establish full details of all services
in Station Road so that the culvert crossing of the road to be designed to avoid all existing services. This
work is crucial and needs to be started immediately if the additional cost of constructing the culvert after
the development has been built is to be avoided.

Fees and Expenses
The fees and expenses for the services described above will be as given in the following table.
Service
G2.1 to G2.8 Civil and
Structural Engineering
Services
G3.3 Applications
G3.4 Third Parties
G3.7 Feasibility Study
G3.10 RC drawings
G3.13 Co-ordination
Drawings
G3.14 Variations
G3.16 Site Visits
G3.17, G3.18 and
G3.19 BoQ
G3.20 Claims
G4.1 Arranging
Services
Contingency (2.5%)
Total

Basis
7.5 % of
Works
Cost
Time
Time
Time
Time
Time

Fee
Status
Estimate

Expenses
Fee
Basis
Status
£85,000 Reimbursable Estimate

Estimate
Estimate
Estimate
Estimate
Estimate

£5,850 Reimbursable
£2,900 Reimbursable
£3,450 Reimbursable
£2,500
£3,000

Time
£300 per
visit
Time

Estimate
Estimate

£1,500
£2,400 Included in fee

Time
Time

Estimate
Estimate

Estimate

Estimate
Estimate
Estimate

Total
Fee
£1,500
£150
£100
£50

£6,000
£3,000
£3,500
£2,500
£3,000
£1,500
£2,400

£13,300
£1,000
£6,800 Reimbursable

£86,500

£13,300
Estimate

£200

£1,000
£7,000
£3,300
£133,000

Please note that this proposal does not include for any work by other professionals, sub-consultants and
specialist contractors and does not include for Site Supervision during construction. Estimates for this
work are in the project appraisal report.

Howick Consultants is the business name of Ian Howick and Partners Ltd
Ian Howick and Partners Ltd.

Registered in England No. 3411146
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Please let me know if you need any further information

Yours sincerely

Philip Simcox
Howick Consultants

Howick Consultants is the business name of Ian Howick and Partners Ltd
Ian Howick and Partners Ltd.

Registered in England No. 3411146
Registered Office: Sowton Business and Technology Centre, Capital Court, Bittern Road, Exeter, EX5 7FW
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Appendix 3
Halcrow Reply Email
Keith
Apologies it’s taken me some time to respond.

I think there is quite a bit of work involved in this project.
I would estimate the cost of the design services to get to the construction stage would be
approximately £150,000. Topographical surveys and ground/service investigations would be
on top of this and could be £25,000.
Based on a current local construction project, during the construction phase for part time site
and environmental supervision, contract administration and design support during
construction I would estimate £8-10,000/month.
I note that there is a crossing of the mainline railway embankment – please be aware that
getting approval from Network Rail can be a time consuming and tortuous process, we are
currently working on a similar proposal on the same line at Whimple and are involved with
NR at Stoke Canon. To meet you programme you would need to be engaging with NR now.
NR are particularly sensitive to flooding issues at the moment.
Halcrow would definitely be interested in bidding for this work. We are very familiar with this
type of work in the Exeter office.
If you have any questions, please do not hesitate to contact me.
Regards

Russell Corney
Principal Engineer

Halcrow Group Ltd
A CH2M HILL Company
Tel: 01392 444252
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Hakoning Reply Email
Hi Keith,
I have discussed this with a colleague this morning, with the limited information you have
provided and from reviewing the line on the current MTP for £1,456k we would guess the
consultants costs bringing the project to and through construction would be of the order of 15
– 20% of this.
I must caution that this is very much a high level “finger in air”. We could consider it in more
detail if you could provide a copy of the PAR and some more background into what level of
investigation and design has been undertaken to date.
Although a bypass culvert does initially seem like a routine project there are some relatively
high risks e.g.

-

crossing the Network Rail line,
construction through Wells Avenue / Warwick Close (proximity to existing services and
maintaining vehicle access)
liaising / negotiating with landowners and developers
location of existing services
areas of deep excavation

We would normally recommend full time site supervision, and over a construction period of
say 3 months this could be in the region of approx. £25,000. Network Rail will likely require
their own supervision for elements within the vicinity of the Railway Line and may require the
contractor to be their own or someone on their approved list.
I hope this is of some help, if you have any questions on the above please call
Regards
Howard
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Howard Rushton BEng (Hons) CEng MICE
Senior Engineer, Rivers Deltas & Coasts
T +44 1392 447999 | E howard.rushton@rhdhv.com | W www.royalhaskoningdhv.com
HaskoningDHV UK Ltd, a company of Royal HaskoningDHV | Stratus House, Emperor Way, Exeter, EX1 3QS, United
Kingdom

http://uk.linkedin.com/pub/howard-rushton/25/2b7/438
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Agenda Item 19
Cabinet
10 July 2013
Performance Report May 2013
Monthly Performance Report May 2013
Summary
Performance information for the 2013/14 financial year for May 2013 is supplied to allow
the Cabinet to monitor progress with selected performance measures and identify any
service areas where improvement is necessary.

Recommendation
That the Cabinet considers the progress and proposed improvement action for
performance measures for the 2013/14 financial year for May 2013.

a) Reasons for Recommendation
This performance report highlights progress using a monthly snapshot report; SPAR
report on monthly performance indicators and system thinking measures in key
service areas including Streetscene, Housing, Development Management and
Revenues and Benefits.
b) Alternative Options
None.
c) Risk Considerations
A failure to monitor performance may result in customer complaints, poor service
delivery and may compromise the Council’s reputation.
d) Policy and Budgetary Considerations
None
e) Date for Review of Decision
Performance information is provided on a monthly basis. In summary most of the
measures are showing good performance for the start of the performance year.
There are four indicators that are showing excellent performance
Percentage of planning appeal decisions allowed against the authority's
decision to refuse
Percentage of Council Tax Collected
Percentage of Nondomestic Rates Collected
Working days lost due to sickness absence
There is one Performance Indicator that is showing as concern
176

Days taken to process Housing
Benefit/Council Tax Benefit new
claims and change events

The very busy start to the year continues, following
the unprecedented Welfare Changes that took
effect from April 2013. Backlogs have been ringfenced and May's performance is an improvement
from April. Going from 8.5 days to 7.7 days to
process

1. A monthly Performance Snapshot is attached for information in Appendix A.
2. A full report showing more detail for all the performance indicators mentioned above
appears in Appendix B.
3. Rolling reports/charts for Housing, StreetScene, Planning and Revenues and
Benefits appear in Appendix C.
4. An explanation and definitions of these measures can be found in Appendix D.

Legal Implications
There are none arising from the recommendations in this report.
Financial Implications
There are no direct financial implications.
Consultation on Reports to the Executive
Relevant Heads and officers have contributed to the appendices.
Background Papers







Appendix A – Monthly performance snapshot for May 2013
Appendix B - The Performance Indicator monitoring report for the 2012/13 financial
year for May 2013.
Appendix C – System Thinking Reports for Housing, Streetscene, Planning and
Revenues and Benefits
Appendix D - Explanations and definitions.

Karen Jenkins kjenkins@eastdevon.gov.uk
Corporate Organisational Development Manager

Cabinet
17 July 2013

Exclusion of the Public
The Vice-Chairman of the Committee to move the following:“that under Section 100(A)(4) of the Local Government Act 1972, the public (including the
press) be excluded from the meeting as exempt information, of the description(s) set out
on the agenda is likely to be disclosed and on balance the public interest is in discussing
this item in private session (Part B).”
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Monthly Performance
Snapshot - May 2013
This monthly performance snapshot shows our performance over the last month:
•

7.7 days to process your Housing or Council Tax Benefit claims

•

2.5 days to clear fly tipping cases, dealing with 47 cases this month, down from 55 cases last month

•

99% of invoices received by us are paid within 30 days

•

44.87% of all waste collected was recycled in May.

•

In 2012/13 we collected 5,800 tonnes of food waste which was sent for recycling that’s about 90kg per household!

•

Our contractor Sita carried out 1,664,000 collections of refuse of which only 0.057% were missed collections

•

Our contractor Sita carried out 3,328,000 collections of recyclables of which only 0.035% were missed collections

•

Sales at Thelma Hulbert Gallery for May 2013 were £1,439.60 compared to £716.57 in May 2012

Latest headlines:
•

We have started a trial introduction of recycling bins on Sidmouth promenade for June.

•

During May the Countryside team worked with 9 educational groups (224 students) visiting the Local Nature Reserves.

•

180 people attended 2 reptile rambles, 2 bug hunts and a wetlands BBQ during summer half term. And the sun came out!

•

Our countryside volunteers put in 188 hours of work for the Countryside team in May, for which we are very grateful.

•

Thelma Hulbert Gallery has been shortlisted for Arts & Health South West Award for its outstanding work with Mind the leading
mental health charity.

•

Thelma Hulbert Gallery has been voted one of the top 20 most Family Friendly Museums in the UK , featuring on the long list for
the Telegraph Family Friendly Museum Award 2013
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