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1.0 SUMMARY

1.1. This paper draws together the various strands of work undertaken by the AMP Working Group to date in relation to Council Offices and Service Delivery Points.   It sets out the factors that are influencing change and the conclusions that have been reached.

1.2. It goes on to translate this into a detailed strategy for these buildings that is sustainable while maintaining or improving service delivery arrangements.
2.0 RECOMMENDATIONS

2.1. The Council is asked to approve the strategy and use it as a basis for future investment decisions.
3.0 BACKGROUND

3.1
The Asset Management Plan (AMP) Working Group was one of three groups approved by Council on 27th Sept 2007.   This was followed by a meeting, to which all members were invited, on 10th Oct 07.   A number of members and officers expressed an interest in attending the working group and this resulted in a series of five meetings between 25th Oct 07 and 29th Jan 08:-

3.2 The Working Group comprised:-

Councillor Donald Balsillie

Councillor John Biggam

Councillor Janet Cadenhead

Councillor Eddie Carrick

Councillor Alastair Campbell

Councillor Mark English

Councillor Craig Holden

Councillor Walter McAdam

Councillor Harry McLaren

Councillor Gary Womersley
George Adamson, Tem Leader (Estates)

John Gillespie, Head of Housing

Jeni Graham, Director, Corporate Services

Julie Hamilton,Strategy & Support Manager

Dave Jones, Chief Exec (Chair)

Gordon Stewart, Head of Property

Muir Wilson, Head of Finance

  3.3
The AMP Working Group initially considered all of the Council’s building stock and identified that the work of the other groups relating to 3-12 Education and Leisure would have an impact on the overall proposals.   A further report incorporating the findings of these groups will be necessary once they have concluded their work.

 3.4
The AMP group therefore focused attention on the remainder of the buildings that are not used to support the education or leisure functions.   In the main these are either council offices or service delivery points and the remainder of this report focuses on these buildings.

3.5
The council maintains 54 buildings which could generally be classified under the heading of offices and or service points.   They have a diversity of functions ranging from Lime Tree House to the Direct Service Depot at Kelliebank, Ludgate House Residential Care Home to the District Court at 14 Bank Street and a variety of smaller premises such as CAPs and libraries scattered throughout the county.

3.6
Currently all of these buildings are held by individual services and in many cases by multiple service groups.   As such a single service strategy for the property asset has never been a service objective.   In addition, the Council’s schools and leisure facilities can in some cases be used to support these service delivery functions while other public and private partners may hold buildings or land that can be utilised to deliver joint objectives.   All of these factors make for a very complex picture that is constantly changing due to a variety of pressures.
3.7
In contrast, the Council’s current building portfolio consists of mainly owned buildings which can not respond flexibly to changes in demand.   This creates  mismatches and services being delivered from unsuitable locations.   It also results in buildings being constantly adapted to meet changing circumstances.
3.8
In recent years, the viability of many of these buildings has been called into question due to a number of factors.   
a) Finance – Severe financial constraint make it necessary for the council to deliver services as cost-effectively as possible and eliminate all areas of expenditure which might be seen as inefficient.
b) Maintenance Backlog – Lack of resources for maintenance and the increasing requirement to meet more stringent statutory standards  such as; DDA, asbestos, gas, electricity, glass, legionella, etc, lends particular urgency with the task of reducing the number of unneeded premises.
c) Service Restructuring – The restructuring of the housing services reduced the need for multiple offices.
d) Electronic Communication – The introduction of a contact centre, Clacksweb and electronic payment arrangements calls into question whether or not the existing CAPs (Community Access Points) are outmoded.

e) Community Ownership – The Council has also tentatively adopted a strategy for reducing its direct responsibility for community halls by promoting the development of local trusts. 

3.9
In addition new factors or requirements are increasing the pressure to ensure that the built assets held by the Council are used effectively.
a) Improving Efficiency – Increasingly both U.K. and Scottish Government are requiring councils to utilise their buildings more effectively.    Extensive work has been conducted in the area by a number of organisations including Audit Scotland, Scottish Government  School Estate Division, The Royal Institution of Chartered Surveyors, The Federation of Property Societies and most recently by the Improvement Service.   The main requirement is to produce an Asset Management Plan which takes a strategic view of the built assets not as belonging to separate services within the Council but as a single holistic group of buildings.   The objective is to deliver services in a more customer focused way and to rationalise the numbers of public buildings.    
b) Staff Numbers – Numbers of back office staff are likely to reduce over time as initiatives to share service delivery arrangements are introduced.    This will have an impact on space required but will also demand greater flexibility in the use of the remaining buildings. 
c) Electronic Working – Improvements in electronic working can be utilised to facilitate a range of measures that can reduce space requirements.

· Hot desking

· Home working

· Remote working

· Electronic document storage

· Call centres

d) Customer Services – Providing services that are accessible and easy to use.   This may be, for example, combined function service points, more mobile services delivered in the home, such as the approach being adopted by Housing, or by electronic communication.   All of these may impact on the need for buildings.
e) Partnering – Wherever possible the Council is now expected to lead the development of partnership working through the community planning process.   This not only reduces costs but potentially brings together services in a way that is more convenient for customers.   For this to be effective the Council must be able to clearly articulate its vision.
f) Funding – Development potential in Clackmannanshire is improving significantly with a resultant increase in land and property values.    The market is however volatile and the Council has to be able to react quickly to change. 

4.0
STRATEGIC VISION

4.1
There is therefore, a need to see the buildings from which services are delivered as one single group of assets.   If they are to operate at maximum efficiency the Council needs to develop a strategy that as far as possible allows them to be used together to support a common agenda that addresses not only Council services but other public agencies in the area. 
4.2 The working group considered  that in a compact geographical area such as Clackmannanshire, particularly when account is taken of the relatively good quality public transport and the fact that some 90% of Clackmannanshire people visit Alloa in the course of each week, it could be argued that very local services are an unnecessary luxury.    On the other hand, throughout the UK there is growing concern about the loss of community cohesion and an increasing recognition of the important role of local community resources such as libraries and post offices.    

4.3 On balance the working group agreed that the communities of Clackmannanshire should be viewed as falling into three categories.
· Alloa
· Large Settlements – These were agreed as Alva, Clackmannan, Dollar, Menstrie, Sauchie, Tillicoultry and Tullibody.   They are all communities of between 2500 and 7000 inhabitants.
· Small Settlements – Communities with fewer than 1000 inhabitants not included above. 
4.4 Alloa – As the largest settlement and county town, Alloa stands in a category by itself.   It is also the major transportation hub of the county and should be the location for the full range of Council services.    There are 38 buildings in Alloa covered by this report and the working group agreed to classify these into:-
	Retained
	Decision Required
	Disposed

	Greenfield
	Kilncraigs (1936 Building)
	14 Bank Street

	Lime Tree House
	Paton’s School
	Marshill & Marshill House

	Kilncraigs (1904 Building)
	Drysdale Street Library
	A.L.L.O.A. Centre

	19 Mar Street, Glebe Hall
	26-28 Drysdale Street
	Glasshouse Loan

	15 Mar Street
	1-3 Candleriggs & 2-6 Mill Street.                   (Until end of Lease)
	Units 6 & 19 Bruce Street (Vacated on 31st Dec 07)

	Forthbank Depot/Amenity Site
	1 & 7/8 Miller Court    (Until end of Lease)
	47 Drysdale Street (Vacated 13th Jan 08)

	Kelliebank
	Carsebridge Court     (Until end of Lease)
	

	Whins Road Day Care Centre
	Storage :-                        This covers a number of buildings scattered across Alloa.   The largest of these are, 16 Mar Street, Paton’s Lodge and the Castle Street Industrial Units
	

	Ludgate House
	
	

	
	
	


Specific details and notes relating to the proposals agreed by the working group are attached at Appendix 1.  
4.5
Large Settlements –  The working group considered that each of these settlements should have a guaranteed basic level of service, expressed as some kind of  community entitlement of a face to face nature during some part of the day, with an additional potential out of hours element available.
So far as possible, services would be co-located. The overall aim being to concentrate Council activity in a single building in each settlement with  others being for disposal.  Specific details and notes relating to the proposals agreed by the working group are attached at Appendix 2.  
4.6
Small Settlements – The working group considered that it was not necessary or cost-effective to maintain fixed Council premises in settlements of this size.   There may, however be an enhanced role for mobile services such as that provided by the library van.  
4.7
In the main the proposals outlined in Appendices 1 & 2  are updated from the Property Strategy of 2001 and the existing 2005 Asset Management Plan.    They are also in line with the Town Centre Strategy approved by the Council in 2006.  

4.8
In some cases the proposals make recommendations relating to the use of education or leisure buildings.   This should be borne in mind by the other working groups when reaching their conclusions.

4.9
There are clearly other possibilities which will deserve to be fully explored.   However, the proposals in this report represent a starting point for developing the strategy at a level of practical detail.

5.0
FINANCIAL IMPLICATION

5.1
The Working Group considered the financial implications associated with the proposals outlined in this report.   In summary the net effect was estimated to be an annual revenue saving of over £200,000 and capital receipts of just under £2.0 million.
5.2   More exact figures will depend on a range of factors such as consultation outcomes, extent of works and market conditions.   This will be the subject of more detailed option appraisal as schemes develop.

5.3
Details of the estimated value for each property have not been included in this report as this may have an impact on offers.    The information is available on request. 
6.0
CONCLUSIONS
6.1
The proposals provide for a rationalisation of the Council’s property holdings that will create improved buildings better able to deliver quality customer services.

6.2
The preliminary assessment of the costs also project an annual revenue saving of over £200,000 and potential capital receipts in the order of £2.0 million.   

6.3
To achieve sustainability it will be necessary to initially reinvested the revenue funds in the remaining properties to prevent the current trend of deterioration.    Capital receipts should be used to prime further rounds of the asset management plan.

6.4
Adoption of the recommendations in the report will:-

· Improve strategic management

· Assist in compliance with a range of audit recommendations and statutory requirements

· Offer opportunities to identify savings
· Support a more sustainable building portfolio

7.0
SUSTAINABILITY IMPLICATIONS

7.1 
The intention of the AMP is to produce a more sustainable portfolio of Council buildings.   There is however no intention to remove the buildings completely as in most cases they would be sold on for future development.   As such there is likely to be minimal environmental impact and the plan can be addressed by pre-screening.    This is currently in progress. 

8.0
DECLARATIONS
(1)
The recommendations contained within this report support or implement Corporate Priorities, Council Policies and/or the Community Plan:

·      Corporate Priorities (Key Themes) (Please tick  MACROBUTTON UncheckIt ()
Achieving Potential





 MACROBUTTON CheckIt (
Maximising Quality of Life





 MACROBUTTON CheckIt (
Securing Prosperity





 MACROBUTTON CheckIt (
Enhancing the Environment





(
Maintaining an Effective Organisation




(
· Council Policies  (Please detail)

Corporate Priorities
Asset Management Plan 2005 to 2010

Alloa Town Centre Strategy 2006

Property Services  Service Plan 2007-2008

· Community Plan (Themes) (Please tick  MACROBUTTON UncheckIt ()

Community Safety     





 MACROBUTTON CheckIt (
Economic Development





 MACROBUTTON CheckIt (
Environment and Sustainability





(
Health Improvement





 MACROBUTTON CheckIt (
(2)
In adopting the recommendations contained in this report, 

(
the Council is acting within its legal powers. (Please tick  MACROBUTTON UncheckIt ()

(3)
The full financial implications of the recommendations contained
(
in this report are set out in the report.  This includes a reference
to full life cycle costs where appropriate. (Please tick  MACROBUTTON UncheckIt ()


Head of Property Services

Chief Executive
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ASSET MANAGEMENT PLAN FOR OFFICES & SERVICE POINTS

 APPENDIX 1

ALLOA
Greenfield & Lime Tree House
These are the Council’s main offices and should be retained.   Use should be maximised by monitoring numbers, space standards and encouraging forms of electronic working to reduce the demand for desk spaces.


Kilncraigs

1904 Building – The Council currently occupy about 50% of the available floor space with the remainder being rented as business space.   Further limited occupation is possible but this is constrained by restrictions relating to the funding used to support the initial development.   Similar comments to Greenfield/LTH apply.

1936 Building – The external fabric repairs are complete and the Council now owns an asset that has and should continue to appreciate in value as business investment in the town centre grows.   The building is capable of supporting approximately 400 staff on 5 floors.   The estimated cost to complete an internal fit-out would be in the order of £5 million.   There are significant car parking issues that would limit office use unless a suitable green travel strategy was in place.   There are no current proposals for this space and the Council should think carefully of how best to make use of this valuable asset.


Paton’s School, Greenside Street

This is an empty shell which may be suitable as offices, a hotel or for housing.   Given its proximity to the Kilncraigs building, decisions on its future should not be considered in isolation.

47 Drysdale Street

This has recently been vacated by Revenue Services and was not ideal office accommodation.   The Scottish Courts Service plan to purchase the building as part of a proposed joint venture to provide a refurbished Sheriff/District court.       Public services have been relocated to a vacant shop unit at 8 Bank Street.   This generates a receipt for the building and for the current district court at 14 Bank Street which can not be converted to comply with access requirements.   Maintenance costs are also reduced. 


14 Bank Street

This building is not DDA compliant and as outlined above can be released for sale by moving the District Court functions to 47 Drysdale Street.    19 Mar Street is being examined as alternative accommodation for the IT training suite which consists of two rooms. 

19 Mar Street, Glebe Hall

These are two adjoining buildings and currently have a mixed use as offices, cafe and an I.T. centre for Education/community partnership.   No changes are proposed beyond examining the potential to expand the I.T. facility to replace the training rooms currently in 14 Bank Street, thus allowing that building to be sold.    The building does however have considerable potential and would benefit from a more detailed option appraisal in due course.
15 Mar Street 

This is an A listed Building of particular architectural merit.   Psychological Services currently use one floor of this building with a private tenant renting space on the ground floor.  The top floor is vacant though occasionally used as a meeting place.   Major DDA works are required to continue to use this building for front line service delivery.    There are no current proposals for change due to the high costs associated with making the under used parts of the building more accessible. 


Drysdale Street Library

This building is currently in poor condition and could be released if the library service is relocated to a refurbished Speirs Centre.   The location has been identified as the ideal location for the Council’s “Customer First” operations given the proximity to public transport routes.
26-28 Drysdale Street

This is a shop unit adjacent to the current library and may be necessary to complement any development on that site.   It is currently being offered for rent on a short-term basis.
6 Marshill & Marshill House

These buildings held Leisure Service/Sports Development and the Registrars respectively.   Leisure Services have temporarily moved to Sauchie CAP.   In the longer term Leisure Services and the registrar functions could be located in the Town Hall if that building had improved access arrangements   This could form part of a joint redevelopment including the NHS day care centre of the site for offices/houses/hotel and improved parking for the Town Hall.   A new location for Sports Development needs to be identified.     In the short term 6 Marshill is unfit for use and must be vacated soon.   There is no immediate need to change the use of Marshill House.


1-3 Candleriggs and 2-6 Mill Street

These are offices where the Council is tied into a long-term lease arrangement until 2010 and therefore requires to pay for the space regardless of whether or not it is occupied.   The lease terms are expensive and the Council has therefore located services in the buildings which are funded from external grants paid directly to them.   There are no proposals for change currently, but this position would be reviewed when the leases expire.

Forthbank Depot/Amenity Site Bowhouse Road

This is the Council’s amenity site which has only recently been improved.   Proposals are in hand to extend the recycling capacity with a covered facility.   The area also houses the Council’s salt store and materials yard for Roads Contracts operations.   There are no plans to make any changes beyond improvements and rationalisation of the portacabin type amenity facilities for the workforce who operate from the site.


Kelliebank

This is the Council’s main Direct Works Depot.   There are no proposals to make any changes at present.   The amenity block which is a 20 year old temporary structure will require improvement or replacement at some time over the next 5 years.


1 & 7/8 Miller Court 

These two buildings are modern rented office accommodation.   They deliver a range of training and Social Services functions.    Most of the functions are due to go to the new community hospital next year.   The lease review dates have provision for the Council to vacate the  premises in Dec 2008.    New locations for the residual services should be explored.   

Carsebridge Court

This building is a modern rented office with some adapted domestic Kitchen facilities and is used as a training unit by Social Services.    There are no current proposals for change.   The Council should however keep the lease review dates in mind and seek to relocate the functions into any suitable vacant space at that time.   


A.L.L.O.A. Centre, Clackmannan Road

This building was formerly Hawkhill Primary School and is currently used for Social Services functions.   Forth Valley College have identified the site as a suitable location for their new Clackmannanshire premises and negotiations are currently ongoing to facilitate this move.   The building will be temporary used to house Criminal Justice Services who have been displaced from rented accommodation in Bruce Street while the current Social Work occupants are being relocated to Lime Tree House.   Ultimately the sale of the building will produce a net receipt for the Council and reduce the maintenance burden.    The receipt however may be offset by the need to undertake works in other buildings to accommodate the current functions and the road improvements that extra traffic at this already busy junction will create.  


Whins Road Day Care Centre

This is Social Services Day Care unit.   There are no proposals to make any changes at present.


Ludgate House

This is a residential care home.   There are no proposals to make any changes at present.    Part of the upper floor is used as offices for Social Services staff. 


Units 6 and 19 Bruce Street

Criminal Justice Service quit these premises on 31st December, 2007.  As outlined above, they have moved on a temporary basis for between 12 and 24 months to the A.L.L.O.A. Centre.   A more permanent solution is required.


Glasshouse Loan
The building currently houses a music project run by the Council, it acts as a store and provides accommodation for the Reach-Out Voluntary Group.   The uses are popular.   The building is rented and ceasing to support or relocating these functions would generate a saving.   Funding of the rental should be from charges to sub-tenants which has not proved possible in the past.   A suitable location for the music project given the noise levels is difficult to identify. 

Storage

Under this heading there are a number of buildings scattered across Alloa.   In the longer term, a proposal to convert paper storage to electronic storage would probably release 16 Mar Street, Paton’s Lodge and one of the Castle Street units.   The remainder need to be reviewed to see whether the value of the goods stored is worth the reduction in rentals that could be achieved.    In addition a number of other buildings have significant areas given over to storage.    These also need to be addressed as part of a single strategy.
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ASSET MANAGEMENT PLAN FOR OFFICES & SERVICE POINTS
APPENDIX 2

LARGE SETTLEMENTS
ALVA COMMUNITY FACILITY
This would be the subject of a significant  redevelopment once the existing school has been vacated and would involve the upgrading of the existing swimming pool building to provide a new all-purpose facility in Alva containing:- pool, gymnasium, community rooms, public toilets, library, pay and enquiry facilities, external changing for the adjoining pitches.   Funding for the project is already included in the capital programme for 09/10.   The library, CAP & ex housing office at 153 West Stirling Street would close.   The housing functions presently in this building are currently being transferred to Lime Tree House and the upper floor now accommodates Culture & Community Services.   The Dalmore Centre would also close.    Given the significant investment in community facilities represented by the new Secondary School in Alva it will be important to ensure that provision is not duplicated and that what is provided is complementary.   This would be included in a review of Alva’s public buildings to include Glentana Mill and Cochrane Hall. 

CLACKMANNAN

No change at the present time.   The Town Hall is shared with a community trust and activity should be concentrated there, at least in the short term.   The 3 to12 review and or the condition of  the primary school may result in its replacement which would obviously create other options.   

DOLLAR
The Civic Centre as it currently stands is adequate for the purpose.   Some minor changes are required in due course.  There may be scope to pass the Centre to a local trust.   The library is considered not to be well used and reasons for this need to be investigated.

MENSTRIE

The Dumyat Centre is adequate for the purpose.   Some improvement of the internal space to provide better community room facilities are required in due course.  Some funding to undertake works as part of the S75 planning process have been identified.   Again, there may be scope to pass the Centre to a local trust. 

SAUCHIE

Existing facilities to remain with the space vacated by Housing being temporarily  used by Leisure Services.   Ultimately the space could be converted to community rooms.   A very active local group have developed the old toilets for community use and any proposals should involve consulting them.   In the long term the obvious place to locate community activity would be Sauchie Hall.  Upgrading this and exploration of a trust to run it , need to be explored.

TILLICOULTRY
An immediate option might involve the use of the Family Centre for some community purposes.   Longer term, options would need to be explored for the primary school and could include the incorporation of community activities into the premises.   In purely economic terms the existing community centre and library buildings should eventually be scheduled for disposal as they will  become  uneconomic to repair and are located on valuable sites.   They are, however well used and few potential sites offer an alternative central location for customer access.   In the short-term, moving library services to the Community Centre would allow for disposal of the current cramped and unfit for purpose library at 99 High Street.   Funding for some form of rationalised community facility are included in the capital programme for 09/10.  

TULLIBODY
Community activity should be concentrated in the Civic Centre with pay facilities at Tron Court relocated and the shop unit let for rent.   There is  potential to encourage setting up a local trust for the building given recent community enthusiasm.  Work is ongoing with community partners to establish the development of a trust.
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