Taunton Deane Borough Council

Full Council — 12 December 2017

Taunton Deane Borough Council 2018-2020 Asset Strategy

This matter is the responsibility of Councillor Mark Edwards, Deputy Leader
and Portfolio Holder for Business Development, Asset Management and
Communications

Report Author: Tim Child, Asset Manager
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Purpose of the Report

To seek approval to adopt the draft Taunton Deane Borough Council 2018-
2020 Asset Strategy (attached).

To approve the revised governance and decision making process to ensure
the strategy can be delivered through more agile and proportionate decision
making.

Recommendations

Full Council is recommended to approve:

a) Adoption of the TDBC 2018-2020 Asset Strategy, the principles
within and the recommendations.

b) Detailed asset specific final protocol decisions that flow from the
approved strategy, including key decisions may be undertaken
by delegation to a Director in consultation with Portfolio Holder
for Asset Management (no call-in).

The Director may if appropriate choose to take a decision through
committee due to a decision being likely to be contentious.

Risk Assessment (if appropriate)

A full risk matrix is available within the Asset Strategy document.

Background

The issues identified within the draft strategy are very significant and actions
need to be taken to address them via the protocols within the strategy. It is
critical that delivery of the strategy when adopted is not delayed due to
lengthy decision making cycles.
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The Asset Strategy attached requires the GF asset portfolio to be managed
more proactively and commercially moving forward to enable disposal of poor
performing assets, acquisition where there is a sound business case,
investment in a proactive and informed manner and much greater
commercialism in respect of the ‘let’ portfolio. Unless this strategy is adopted
then significant additional budget will need to be secured to maintain this
portfolio.

What is key is the ability for the Council to make informed and proportionate
decision making but in a way that does not stifle the delivery of the strategy
and the need for more ‘agile’ decision making. For the previous 3 years this
has been a significant issue which has impacted on delivery.

If a decision is required under the constitution to be taken by Full Council then
only Full Council can take it unless Full Council specifically agrees to make it
via a specified delegation to an officer (requiring consultation with

a Member(s)) as may be stipulated.

An alternative mechanism for decision making involving Executive Portfolio
Holder decisions was considered at Scrutiny and Executive, with Executive
supporting that proposal included in recommendation (b).

Governance Process

As per the strategy, protocol decisions will result in an options appraisal as
per the arrangements set out within the options appraisal flowchart (appendix
B to Strategy). All options appraisals will be undertaken using a standard
format.

Ward Councillors will be consulted where assets in the Ward are being
appraised and given an opportunity to discuss any concerns, with the Asset
Management Team working with them to address any apprehensions and
suggestions the Ward Councillor may have, including considering alternative
options or what compromises may be possible. However, if their support on
the outcome for the asset in question cannot be mutually agreed, i.e. disposal
and they disagree, then it will be for the portfolio holder to decide how to
proceed. In addition to Ward Councillor/s, Portfolio Holders whose portfolios
are impacted will also be consulted.

An Asset Management Group (AMG) for the GF portfolio will be re-
established and will include relevant portfolio holder/s who will consider these
options appraisals and agree how to proceed.

Delivery of the strategy and realisation of the benefits will be reliant on
adequate staffing resource, asset data in easily reportable datasets and the
prioritisation of projects to focus on delivery of the strategy with less emphasis
on non-key tasks. The current way of working will need to change.

The strategy makes it clear that disposals are just one consideration and will
be pursued alongside investment in assets, acquisitions and being more
commercial with the let portfolio but Officers do need the ability to implement
the strategy.
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Investment plans and the results from options appraisals will be reported to
the Council through the AMG along with a dashboard updating on progress
against delivery of the non-asset specific actions within the protocols.

The Action Plan will be reviewed quarterly by the AMG and reported to
Scrutiny, Cabinet and Full Council annually.

Links to Corporate Aims/Priorities

Key Theme 4 — An Efficient and Modern Council — Make better use of our
land and property assets; investing in, transferring or selling assets where it
makes sense to do so;

Finance/Resource Implications

Finance and Resource inferences are set out within the Asset Strategy
document.

Legal Implications

Implications of individual transactions and non-asset specific decisions will be
properly considered and advice sought.

Environmental Impact Implications

None

Safeguarding and/or Community Safety Implications
None

Equality and Diversity Implications

None

Social Value Implications

Social / community value of assets is a key element of the options appraisals
and subsequent decision making.

Partnership Implications

None

Health and Wellbeing Implications
None

Asset Management Implications

The Council’'s Asset Portfolio will be managed in a proactive manner, realising
opportunities to make best use of assets that will be fully appraised via a suite
of protocols within the TDBC GF 2018-2020 Asset Strategy.



16.0 Consultation Implications

16.1 The Asset Strategy and proposals for Decision Making have been presented
to and considered at Corporate Scrutiny and Executive. Comments from
scrutiny included whether the Asset Management Service was adequately
resourced and qualified to deliver, visibility of decisions being made,
reinvestment of proceeds from disposals back into assets, the importance of
considering both financial and non-financial reasons for holding assets,
membership of the asset Management Group, concerns around the accuracy
of the asset list and the need for wider consultation with parish and town
councils on asset decisions.

Democratic Path:

. Scrutiny/Corporate Governance or Audit Committees — Yes

. Cabinet/Executive — Yes

J Full Council —Yes

Reporting Frequency: Once only |:| Ad-hoc |:| Quarterly

|:| Twice-yearly |:| Annually

Contact Officers

Name Tim Child

Direct Dial | 07808 847 360

Email t.child@tauntondeane.gov.uk
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1.0

Executive Summary

1.1 The Council’s current Asset Strategy prepared in 2013 is no longer fit for

purpose due to changes in the internal and external environment and is
being impacted by increasing financial pressures. Thus the creation of a
new Corporate Strategy with significantly improved intelligence and data of
the asset portfolio is of paramount importance. Supported by a move
nationally towards transferring assets to local communities, it is essential
Taunton Deane Borough Council (TDBC) is equipped with a new
comprehensive strategy with agreed asset options to drive forward new
ways of managing the General Fund (GF) portfolio by proactive asset
management.

1.2 This 2018-2020 Asset Strategy recognises existing opportunities and

1.3

1.4

identifies how these can be prioritised by utilising a new suite of protocols;
an Investment Capital Programme protocol, a Disposal and Acquisition
protocol and a Commercialism ‘let property’ protocol, which include key
performance indicators to enable robust monitoring.

The Council holds a non-housing asset portfolio within the GF consisting of
320 assets at 15t November 2017, with 251 being land and infrastructure
assets, with the remaining 69 being “building assets” or land assets
generating a notable income- Deane House has been excluded due to
changes. It is these 69 assets that are included within this strategy in
terms of the data provided but the protocols coming out of this
strategy relate to the entire GF portfolio. The entire portfolio is very
diverse and the rental income is comparatively low, but the portfolio still
requires significant management and presents substantial liabilities but with
exciting prospects to create capital receipts and commercial opportunities.
The 69 assets require £17,617,751 of expenditure over the next 30 years for
replacing key components (roofs, doors, windows etcetera, along with
associated management costs, reactive repairs, servicing and compliance
elements) of which £3,031,817 is required within the next 5 years. For this
part of the portfolio (69 assets) by accounting for the rental income to offset
this investment requirement, a Net Present Value is shown of minus
£3,563,988 over the next 30 years. This general picture is likely to be
reflective of the entire portfolio and the Asset Strategy addresses how
this level of business intelligence must be applied across the whole
portfolio. The Council now holds stock condition data on all 320 assets
and hence now for the 15t time truly understands the costs of holding
such assets.

This Asset Strategy recognises a number of key challenges which lie ahead
and which need to be overcome to enable the asset portfolio to be viable



2.0

2.1

rather than being unsustainable due to the low income in relation to forecast
expenditure. Furthermore the strategy identifies new priorities and through
the three protocols referenced, a clear route map for doing things differently to
improve the performance of the portfolio; invest or acquire where it makes
sense to do so, maximise return where possible and dispose where
appropriate. The explanation and criteria on which protocol will be applied on
an asset by asset basis with a priority for progressing each asset is being
developed but on the adoption of this Strategy there will be a clear and
agreed programme having been agreed for those high priority assets enabling
transactions to progress and deliver asset specific tangible deliverables. It is
essential these new ways of codifying and managing assets are adopted
to enable the challenges to be effectively managed and opportunities
delivered. Furthermore it is critical that decisions can be made quickly
and supported by clear business cases to enable the strategy to be
delivered and the savings and receipts to materialise.

Introduction

Background - Why develop a new Asset Strateqgy?

The Asset Strategy sets out the Council’'s approach to the strategic management
of its land and building assets. It has been reviewed to reflect:

Financial pressures — Medium Term Financial Plan pressures and a general
acknowledgement that spend on property assets would need to increase due
to awareness of cost forecasts over next 30 years.

Localism Act 2011 and the move to empower local communities - If local
groups own or manage community buildings and land it will help foster a
sense of belonging and bring together people from different backgrounds.
Community ownership and management of buildings can also play a part in
raising local people’s aspirations, in enhancing the local economy,
environment and have the capacity to strengthen the community, voluntary
and social enterprise sector. In 2016 the Council adopted a Community Asset
Transfer policy after much consultation with the communities and this policy
needs to be reinforced and delivered.

A much more sophisticated understanding of the portfolio since a new
Property & Development function was created in 2014:

o Risks - Future cost liabilities / public perception if not managing
property assets efficiently and effectively and now with stock condition
data.

o0 Opportunities — To do things differently including improved generation
of financial and non-financial returns.



e The existing Asset Strategy is now out-of-date and does not meet the
Council’s key requirements based on the internal and external environments
having changed. Therefore, a new Asset Strategy is required to support the
delivery of the current Corporate Strategy — Key Theme 4 — An Efficient and
Modern Council — Make better use of our land and property assets; investing
in, transferring or selling assets where it makes sense to do so.

e Over the past 2 years the Council’'s approach to strategic asset management
has been developing against the backdrop of the current economic and
political climate, the need to adopt new ways of working to manage the
Council’'s assets and to include the wider objectives of community
empowerment within the context of a wealth of guidance and instruction from
central government in relation to asset management.

Implementation of the new Asset Strategy will identify opportunities to:

e Increase revenue income.

e Reduce costs — smaller but better performing asset base in terms of both
financial and non-financial return.

e Invest wisely — component replacement or wider investment by being
proactive and by identifying where both financial and non-financial returns can
be improved. By being proactive there will be better management of future
capital requirements.

e |dentify assets to sell commercially and enable this to be done efficiently and
effectively.

e Identify assets to transfer to local communities to help forge stronger local
engagement.

2.2 Purpose - Why do we need Asset Management?

Proactive Asset Management provides a structured process to ensure best value is
achieved from land and building assets which better serve the strategic needs of the
organisation and this Asset Strategy sets out how this will be achieved for the period
2018 - 2020.

The definition of Asset Management adopted by this strategy is:

“Asset management is the management of our physical assets to
meet the service and financial objectives of the Council”
Therefore this Strategy provides:

“The effective targeting of resources to have the greatest effect in
raising performance, maximising value for money and
maximising the wider potential of assets”

The strategy recognises that effective asset management includes the 3 key themes:



e Proactive Asset Management — Those activities which maximise the returns
from assets and where possible, through increasing income and reducing
costs, disposing of assets that have a poor return financially and/or non-
financially, acquiring assets where supported by a sound business case, and
ensuring that assets are held in such a way to maximise the benefits to the
community.

e Investment and Capital Programme — Those activities to proactively maintain
the stock to maintain or improve its condition where there is a business case
to do so and to invest more widely in wider works where again a strong
business case supports such a course of action. Unless this course of action
is adopted, financial and non-financial returns cannot be maximised.

e Supporting wider objectives — Being clear where and how asset management
is supporting wider objectives, such as benefitting the community, shaping the
built landscape and supporting the Council in its service delivery.

2.3 Scope

This Asset Strategy and its stated objectives will apply to decisions across the whole
of the Council’'s GF land and property asset portfolio.

2.4 Asset Management objectives within this Asset Strateqy

As a result of carrying out extensive due diligence work over the past 12 months we
have revised our asset management objectives, reflecting the challenges we face,
and the known risks and opportunities.

The overall objective of the Council in the management of its property portfolio is to
utilise and manage its land and property assets in accordance with best practice and
through doing so generate best value out of its portfolio. This is achieved by
recognising and adopting the following priorities:

e Understanding our assets, how they perform and making the most of any
opportunity to improve performance of that asset

e Disposing of assets which perform poorly — financially / non financially, to
deliver required capital receipts and reduce outgoings

e Acquiring new assets where a strong business case exists

e Maintaining and investing in the assets where growth opportunities have been
identified

e Making our assets more efficient — seeking a commercial return where
appropriate and reasonable



The Asset Strategy will be delivered through three interrelated protocols which are
detailed below. These protocols underpin the Asset Strategy and inform the Action
Plan.

Commercialism
‘Let property’
Protocol

The approach to Asset Management for the period 2018 — 2020 addresses issues
beyond those covered by the 3 protocols. Those aims are clearly set out on the
following pages.
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Asset Management Tools

The Strategy sets out the asset management tools which will support effective
decision making and delivery, including:

Robust and up to date stock condition data

Data for the strategy is based on stock condition data procured through
external consultants. This included estimated costs over 30 years for 69 most
significant building/income generating assets and where the most significant
liabilities are expected to arise (excluding Deane House). Data is not included
at this stage for other mainly land and infrastructure assets although there is
now a reasonable understanding of likely liability in these areas — something
which has never existed before. This data from the survey will be held
electronically and kept up to date through routine periodic inspections by the
Council’'s Asset Surveyors to inform future capital programmes and inform
data on general asset performance.

Data management to support compliance

In addition to the Council’s legal duties and obligations, providing a safe
environment for tenants, our communities and staff is a fundamental principle.
Effective compliance management is in place, beginning with complete,
accurate and controlled asset data records and the development of efficient
procedures for the Asset Surveyors team to ensure compliance is maintained
through a rolling programme of inspections.

Understanding of asset performance — new Asset Performance Tool

The Council with support of external property consultants has developed an
approach to understanding asset performance. A portfolio wide model is now
in place to provide information on financial and non-financial performance but
also for specific individual assets. This strategy sets out how this
Performance Tool and the data within will be used to inform future plans.
Where stock is performing poorly, on either a financial or non-financial basis,
alternative options will be explored for these properties before investment
decisions are made. This ensures resources are targeted where they will
provide maximum value to the Council and communities. This model also
shows where let property is providing a poor return and identifies what actions
need to be taken to reverse a decline in asset value.



2.6

Skills and expertise

Ensuring adequate staffing levels with the correct skill sets and knowledge of the GF
portfolio has proven a real challenge for Asset Management over the past 4 years,
most notably within the Estate Management Team. Delivery of this strategy will be
dependent on appropriate staffing levels, sufficient expertise and knowledge of the
portfolio built up over time along with an organisation wide focus on Asset
Management delivering the strategy rather than other day-to-day activities and
supporting robust prioritisation.

The operational delivery of compliance and of delivery of the identified capital
programme sits outside of Asset Management and within the Property
Investment Team which sits within the wider Property & Development service
area.

Risk Management

The strategy recognises that assets can also become liabilities, threatening the
Council’s viability.

Risk Matrix

Description Likelihood Impact Overall

Failure to manage Health & Safety compliance could put
tenants, staff, contractors and our wider communities at

3 5 15

risk.

The mitigations for this are to ensure adequate staff
resource is in place to undertake necessary audits,
commission work and that robust processes and
procedures exist.

Failures to meet statutory standards can carry penalties
and will damage the Council’s reputation.

The mitigations for this are to ensure adequate staff
resource is in place to undertake necessary audits,
commission work and that robust processes and
procedures exist.

Poor investment decisions made without understanding
of an asset’s performance and without a strategic view on
the future use of that asset.

The mitigation is for suitably qualified professional staff /
consultants to undertake options appraisals before
committing to significant capital spend.

Failure to achieve capital receipts target.

The mitigation is to ensure robust management
arrangements are in place and ensuring decision makers
remain committed and supported by officers even when
decisions might be difficult.

Failure to deliver capital programme within budget.

12

16

20

16




The mitigation is to effectively manage programme, plan
strategically, ensure budgets are set appropriately and
through procurement ensure best value from contractors.

Failure to secure necessary ‘buy in’ from Officers and
Councillors that assets need to be managed differently to
deliver the Strategy.

20

The mitigation is to properly communicate the issues and
the way forwards and ensuring understanding of
implications if not followed..

10

Lack of appropriate decision making arrangements
slowing down delivery of the Strategy.

20

The mitigation is to ensure that Officers furnish decision
makers with a robust business case and on agreement to
proceed, whilst updating the Asset Management Group,
giving Portfolio Holder and Officers the ability to progress
within agreed parameters.

Staff resourcing and retention during period of corporate
transformation impacting on delivery of this Asset
Strategy.

25

The mitigation is to utilise consultants and / or additional
resource to deliver key projects where business case
supports this.

15

Risk Scoring Matrix
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Likelihood of risk ) Description (chance of
occurring Indicator occurrence)
1. Very Unlikely May occur in exceptional circumstances < 10%
2. Slight Is unlikely to, but could occur at some time 10-25%
3. Feasible Fairly likely to occur at same time 25 -50%
4. Likely Likely to occur within the next 1-2 years, or | 50 -75%
occurs occasionally
5. Very Likely Regular occurrence (daily / weekly / monthly) >75%

Key risks to the delivery of our asset management objectives are:

e Data management

e Affordability and cost control

e Re-investment in the wrong stock
e Lack of strategic approach to managing the asset portfolio and reluctance to
adopt a more commercial approach in line with best practice
e Lack of buy in by the wider Council
e Lack of sufficient internal and / or external resource to deliver strategy
e Most significantly, adequate staffing resource with necessary skills and

knowledge of portfolio along with the ability of staff to focus on strategic work

rather than day-to-day estate management

Key risks will be monitored closely and actions taken to address if necessary.

3 Stock Profile, Condition and Performance

3.1

Stock Profile

10




The Council’s 69 significant assets as at 15t November 2017 consists of industrial
units, offices, pavilions, community buildings, allotments and car parks.

As at 15t November 2017 the rental income is circa £337,306 per year across 69
assets, which equates to £10,119,187 over the 30 years, un-inflated.

For a list of all the Council's GF assets as at November 2017 please see report in
Appendix A.

To summarise, the portfolio is very diverse and the rental income is relatively modest
on the vast majority of those assets, both for the 69 and for the 320.

Set out below is the reasoning behind why assets are held:

e To support the community — delivering the Council’'s Corporate Strategy

e To generate an income — supporting the Council’s services and supporting the
delivery of objectives and principally to enable reinvestment in the portfolio

e Legislative requirements

Retention of assets is not purely based on the financial return, however it mustn’t be
assumed that the Council have to hold the asset for it to benefit the community and
deliver the Council’s objectives.

3.2 Stock Condition

Data on the condition of our assets is based on a 2017 stock condition survey of 320
assets (69 for the more detailed work) commissioned though property consultants.
In addition, the property constant and a specialist asbestos consultant have
undertaken specific compliance (asbestos and fire risk assessment) surveys to the
assets.

For the 69 most significant assets the stock condition data is included within the
table below setting out the capital requirements in five year bands from 2016/2017
for a period of 30 years:

Element Year 1-5 z?f(: Year 11-15 | Year 16-20 | Year 21-25 | Year 26-30 Total
Total £3,031,817 | £1,800,519 | £4,805,809 | £3,902,436 | £1,299,019 | £2,778,149 | £17,617,751

No allowance has been made in this data to reflect where a tenant could reasonably
be expected to fund works under the terms of their lease and where the tenant has
the means to do so. For different reasons, the exceptions to this assumption are few
and far between.

11




This data shows that this part of the portfolio (69 assets) requires circa £17.6m
capital spend over the next 30 years in addition to the usual responsive repairs,
cyclical maintenance and compliance works.

These costs within the table above disregard reactive maintenance works and
cyclical servicing etc. These have been estimated at £1,893,000 over the 30 years,
and included within the overall investment figures.

3.3 Compliance / Management

As owner of property assets there are a number of legal and moral responsibilities
the Council must abide by.

To demonstrate that the Council are meeting those obligations, a robust regime of
compliance checks and routine monitoring has been introduced which includes, but
is not limited to:

e Asbestos surveys and re-inspections
e (Gas safety

e Electrical safety

e Fire Risk Assessments

e \Water Hygiene

e Energy performance certification

Following the recent inspections, this liability just for those 69 assets has been
estimated as £2,274,300 over the 30 years, and included within the overall
investment figures. In addition to this an additional allowance has been made to
cover associated management costs.

3.4 Stock Performance

Following the stock condition exercise it was considered important to build on these
findings and assess the performance of the 69 most significant assets against a
range of social and financial criteria. The financial modelling was undertaken by
property consultants and Asset Management undertook the non-financial modelling.

The modelling will provide a framework for future asset management decisions
relating to the Investment & Capital Programme protocol, Disposal and Acquisitions
protocol and Commercialism ‘let property’ protocol. Along with the financial
modelling, the property consultants have provided the Council with an Asset

12



Performance Model which will be operated by Asset Management and kept current
with periodic updates to aid decision making and assess performance of the portfolio
and individual assets on an ongoing basis.

Financial Modelling

Income and expenditure has been forecast for a 30 year period from 2016. Rental
income was included in the model alongside other holding costs such as stock
condition data, responsive maintenance, compliance costs and management costs.

The data shows a Net Present Value (NPV) across the portfolio of 69 buildings of
minus £3,563,988 over the 30 year period assuming inflation at 2% per annum and a
discount rate of 6% which represents industry standard approach.

Of those 69 assets for which we have NPV data, they have been banded by way of
their financial performance as:

Red [ =NPV of more than - £100,000 = 19

Amber ...... = NPV of less than - £100,000 = 33

Green L..... = Positive NPV = 17

52 of the 69 assets modelled do not perform from a financial point of view and many

of these are let out.

The following graphs show the cash flow analysis of the 69 assets (as at 1%
November 2017) over the next 30 years:

Rent V’'s Rental Income

13
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This shows that for every year other than the period 2037-2041 the income from the
portfolio will be insufficient to meet the capital requirements. The strongest
performing Council asset is Market House generating a positive NPV of £1,472,423
over 30 years. This range of financial performance of individual assets is
demonstrated on the graph below.
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Non-Financial Modelling

In addition to the financial performance, all 69 assets have also been measured in
respect of non-financial performance. This is measured by the social, economic or
environmental contribution to the wellbeing of an area. Scoring has been applied as
follows:

0 — Either no or marginal social, economic or environmental contribution towards the
wellbeing of the area.

1 — Social, economic or environmental contribution towards the wellbeing of the area
— but with covenants to protect existing use (if needed) could be transferred to a third

party.

2— Social, economic or environmental contribution towards the wellbeing of the area
— even with covenants to protect existing use, unlikely to be appropriate to transfer to
a third party i.e. the Council would need to retain a significant a level of control over
future use so a transfer is not appropriate.

The results, whilst subjective, show as follows:

e Score of 0 = 10 assets
e Score of 1 =57 assets
e Score of 2 = 2 assets (Crematorium related — same site)

Therefore there are 10 assets which from a non-financial point of view there is no
benefit of retaining.

There are only 2 assets which the Council needs to absolutely retain.

Conclusions - Financial

1. Without increasing property budgets considerably, the Council cannot afford
to adequately maintain its assets.

2. A majority of assets have negative Net Present Values and therefore
anticipated expenditure is greater than income over the next 30 years,
therefore as assets are performing poorly.

Conclusions — Non Financial

1. Whilst many assets contribute towards the social, economic or environmental
wellbeing of the area, 15% do not materially contribute and 83% do but could
continue to do so even if they are no longer under the Council’s direct control.

2. In the majority of instances, a positive contribution towards social, economic

and environmental wellbeing of the area should not necessarily be seen as a
reason not to dispose / transfer.

16



This modelling is now in place and will be the main tool used for future decision
making.

4. Energy Performance — Energy Performance Certificates (EPC)

The Energy Act 2011 states that from 2018, all buildings which do not meet the
minimum energy performance standards cannot be let until they have been
upgraded. The secondary legislation which combines with this Act, is the Energy
Efficiency Regulations 2015 and made it unlawful for properties with a rating of F or
G to be let without implementing cost effective, energy efficiency improvements.
This comes into effect on 15t April 2018 for new leases and lease renewals
/extensions where there is already an EPC and 15t April 2023 for all existing leases.

A two tier market is now starting to emerge with well -informed Tenants staying clear
of buildings with a rating in the F or G danger zone. There is also concern that
properties currently with an E Rating might when re-assessed achieve only an F. In
order to future proof the marketability and value of the Council's asset portfolio a
strategy needs to be in place, which sets the minimum rating the Council wish to
achieve for each property.

It is also essential that a list of assets which currently fall short of that target rating is
prepared so the potential impact on revenue can be identified, should those buildings
not reach the EPC safe zone by 2018. Each qualifying asset needs to be assessed
and a report prepared on what works are required to meet the target rating, as well
as an estimated cost for carrying out those works.

The wider implications of this legislation need to be considered as it will be important
to consider the approach the Council wishes to take in respect of new lettings, the
existing form of lease /similar agreements, enforcement of repairing obligations and
other such lease covenants. For new leases granted the Council should seek to
ensure:

1. The new lease oblige the occupier to carry out EPC upgrade works which
ensure the property meets the minimum standards imposed by this
legislation, during the term and also at expiry, whenever that may be

2. The new lease clearly states that the Tenant must not make any changes to
the building which would impact on the EPC rating of the unit.

An EPC is not required if any of the following conditions are met:

o listed or officially protected and the minimum energy performance
requirements would unacceptably alter it

o0 atemporary building only going to be used for 2 years or less

0 used as a place of worship or for other religious activities

0 an industrial site, workshop or non-residential agricultural building that doesn’t
use much energy

0 a detached building with a total floor space under 50 square metres
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0 due to be demolished by the seller or landlord and they have all the relevant
planning and conservation consents

The Council currently holds an EPC for some of its portfolio but there is as yet no
plan in place which addresses the requirements of this legislation so this is
considered to be a significant and imminent financial risk to the Council. Work has
started and exposure estimated with a new strategy developed and this now needs
to be acted on. This indicates that there are 69 assets which will require an EPC with
just 5 currently in place and with an estimated required spend of circa £20,000 to
commission these necessary surveys. Necessary spend to bring properties up to
required standard will be in addition.

5. Our Key Property Protocols — To Support Delivery of Strategy

This Section deals with all assets, whether buildings (included in the Asset
Performance Analysis), other buildings, land or infrastructure.

For all assets one or more of the following Protocols will be applied with a
decision made following the undertaking of option appraisals as per the option
appraisal suite included in attached appendix B. An options appraisal will be
triggered through the delivery of a prioritised programme of option appraisals
starting with those assets with a NPV of below -£50,000, identified spend of
£5,000 in next 5 years, a lease event (lease end, break, rent review), poor EPC
rating or good site redevelopment potential. This is shown in the flowchart in
appendix B.

To deliver this strategy a series of non-asset specific actions as detailed in the
3 protocols will need to be followed alongside asset specific actions.

The number of significant building assets is actually very low with relatively few
disposal opportunities which could generate significant receipts. There are a few
disposal opportunities but greater opportunities exist in respect of increasing income
generation from let property alongside a significant opportunity to pass land and
infrastructure assets to the local communities and it is these areas where resources
should be directed.

The protocols to be delivered are as follows:

5.1 Investment / Capital Programme Protocol

Statement — To manage assets proactively by creating a capital programme
based on stock condition data and to invest more widely on improving
assets where there is a sound business case.
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Importance — Without this protocol the assets will fall into disrepair, costs can’t be
forecast, costs over an extended period will likely be greater and the general
quality of the assets will deteriorate negatively impacting on the surrounding
communities.

Actions —

e Consider centralising capital / maintenance budgets for all assets to ensure
we are making the most of our assets. Will require greater scrutiny over
practicality at sites where maintenance budgets might impact on operational
needs e.g. car parks.

e Agree appropriate capital budgets to meet all protocol requirements.

e Agree centralised capital programme based on stock condition data but
targeted where possible at those more strongly performing assets that the
Council is most likely to retain. There will inevitably be some exceptions,
but where this is the case, the Council must be confident that any proposed
works ‘add value’. Have a detailed plan for 1 year and indicative plan for
the next 5 year period.

e Capital works to be dealt with separately to maintenance works but with an
appreciation by each of the other i.e. don’t repair something unnecessarily
when a component is soon due for replacement.

e Agree approach for investment in assets ahead of component replacements
if there are realisable benefits — to generate a rent, increase passing rent or
facilitate generating a capital receipt.

e Exploring opportunities for generating external funding to support the capital
programme.

e Use local contractors where possible.

e Options Appraisal prior to committing spend where expenditure is
anticipated of more than £5,000 on any asset over a 5 year period.

e Secure or commission Energy Performance Certificates for all qualifying
assets and develop an Energy Performance Strategy with necessary
funding in place to ensure compliance.

Performance Indicator — 90% spend against forecast planned spend.

5.2 Disposal and Acquisition Protocol

Disposals

Statement - To rationalise the asset portfolio by disposing of poor
performing assets or assets with realisable development potential

Importance - The Council holds many poorly performing assets with only 17 of the
69 most significant having a positive NPV over a 30 year period. In almost all
instances these could be disposed of without adversely impacting on the

19




community.

Actions -

e Capture Market Values for all assets at time of asset valuations.

e Options appraisals for all assets with either a negative NPV or a non-
financial score of zero. Options appraisals on all those priority assets
currently identified and ongoing on all lease / licence end or break dates
following the approach outlined on attached Options Appraisal flow chart.

e Promote transfer of assets through adopted Community Asset Transfer
policy.

e Land Review — Seek to dispose of as much non-operational land and
infrastructure as possible by either community asset transfer or commercial
sales. Receipts (if any) likely to be low (below £10,000 per transaction) but
will remove potential liability and in the longer term will enable the resource
to be more focused on the more valuable assets. In some instances assets
can be better managed within communities.

e Ensure capital receipts are achieved to support transformation contribution
but also an additional amount per annum to develop an ear marked reserve
for unexpected investment works and to acquire assets where there is a
sound business case to do so.

e Respond quickly to speculative approaches from 3™ parties.

Performance Indicators — Deliver capital receipts as directed by Leadership Team

Acqguisitions

Statement — To acquire assets where there is a sound business case to do
SO

Importance — It is important to be able to respond to opportunities and invest when
appropriate in high performing assets (financial and non-financial).

Actions —
e Develop protocols/ permissions/ parameters
e Respond to opportunities to acquire income generating assets which would
provide a good return.

Performance Indicator — N/A

5.3 Commercialism ‘Let Property’ Protocol

Statement - Maximise rental income and minimise liability for costs across
the Let Portfolio currently of 69 assets

Importance - A major contributor to the negative NPV of the asset portfolio. In
some instances a higher rental might generate more entrepreneurial approaches
by tenants and therefore benefit the community as a whole through the tenant
perhaps diversifying, investing or becoming more commercial.
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Actions -

e At lease events (lettings, rent reviews, breaks and lease ends) ensure that
the Council acts fairly but commercially. This would in almost all
circumstances result in either a significant increase in rent, letting to a new
tenant or using the event as an opportunity to gain vacant possession and
then market for disposal.

e Enforce lease obligations robustly through periodic landlord inspections. Do
not lease property on terms where the Council has concerns over the
tenant’s ability to comply with lease obligations.

e Explore opportunities to group assets by locality and use income generated
from let property to maintain surrounding environments.

e Explore opportunities to let space where opportunities not yet being realised
e.g. surplus operational space, masts, advertising hoardings and kiosks etc.

e Improved vetting of tenants before lettings proceed.

e Ensure Tenants comply with existing lease obligations in respect of Energy
Performance. For new leases ensure that obligations passed on to Tenants
as appropriate. Ensure all vacant properties can be let in accordance with
requirements coming into force in 2018 in order to safeguard all future
letting opportunities.

Performance Indicator — Increase rental income by a minimum of 10% per annum.

Outside of these protocols, there is also to be a specifically identified and monitored
workstream based on submitting appeals to the 2015 Rating list, either direct or
through supporting and encouraging tenants to do so. Excessive and incorrect
Rateable Values impact on the value of the asset portfolio, ability to let assets and
prove costly to the Council in its capacity as asset owner.

6 Review and Monitoring

6.1 Governance and Reporting

Investment plans and the results from options appraisals will be reported to the
Council through a newly created Asset Management Group (AMG) along with a
dashboard updating on progress against delivery of the non-asset specific actions
within the protocols. Success will be measured through a range of Key Performance
Indicators (KPI's) which include:

e Minimum 90% spend against forecast planned spend.

e Deliver capital receipts as directed by Leadership Team.
e Acquisitions — N/A.
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e Increase rental income by a minimum of 10% per annum.
e Overall KPlI - Improve NPV of portfolio by 10% per annum (starting
2018/2019).

These KPI's to be reported annually to Scrutiny and reviewed quarterly by AMG.

6.2 Review

The strategy covers the period 2018-2020 in line with the Council’'s Corporate
Strategy.

6.3  Authority and Control of Information

The Council will ensure internal controls are in place to ensure effective delivery.
These cover the following areas:

¢ Robust and up to date stock condition data

e Investment planning process

e Options appraisal and disposals & acquisitions protocols
e Commercialism ‘Let Property’ protocol

e Regular review of strategy

Responsibility for this strategy is with the Asset Manager, who will report progress at
TDBC AMG meetings.

Appendix A — Asset List

GF Property as @ Dec 2017

UPRN
(LLPG)

NON SPECIALSED (1)

Car Parks
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Mary Street/High Street, Taunton
Paul Street Multi-storey, Taunton
Shop Mobility

Fons George, Taunton

Enfield, Taunton

Coal Orchard Car Park, Taunton
Whirligig, Taunton

Kilkenny, Taunton

Crescent, Taunton

Canon Street, Taunton

Victoria Gate, Taunton

Wood Street, Taunton

Elms Parade, Taunton

Belvedere Road, Taunton

Castle Street, Taunton

Tangier, Taunton

Longforth Road Wellington

North Street Wellington

South Street Wellington

Springfield Road Car Park, Wellington
North Street Wiveliscombe

Croft Way, Wiveliscombe

Duke Street

Ash Meadows

Flook House Car Park

The Gazebo, Longforth Road Car Park, Wellington
Tourism Car Park and POS, Westridge Way, Bishops Lydeard

DEPOTS

See new Depot below

NURSERIES

TDBC Nurseries, Stoke Road, Taunton
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10002705050
100041070773
10002703430
10014265332
10002704368
10002704646
10002703212
10002701598
100041071190
10002703954
10002701670
10002701737
100041071033
100041069987
10002704369
10002703136
10014265173
100041071469
10002703537
10014269296
10002702381
100041071268
10014265335
10014269397
10014269304
10014268344
10012904453

10014266919



ALLOTMENTS

Turners Allotments Staplegrove
Hamilton Road Allotments
Stoke Road Allotments

Higher Holway Allotments
Galmington Allotments

Obridge Allotments

Whitmore Allotments

Rowbarton Allotments

GOLF COURSES
Vivary Golf Course, Vivary Park, Taunton
Pavilion (New chalet building)

Kiosk/Pros Shop (now public locker room + Park Ranger's office

OFFICES
The Deane House, Belvedere Road, Taunton
28/30 Fore Street, Wellington

Flook House, Taunton

CREMATORIA
Taunton Deane Crematorium, Wellington New Road, Taunton

Lodge (Taunton Cemetery) at Crem

MISCELLANEOUS

Gordon Hawkins Playing Fields, Blackbrook Way,

Former Public Conveniences at Fons George, Tn

Site of former Livestock Market, Priory Bridge Road, Taunton

The Bike Park, Coal Orchard, Taunton

Tangier Scout & Guide Centre, Castle Street, Taunton

Spectator stand at Wellington Playing Field

Site for Trident Youth & Community Centre, Galmington Road, Taunton
Land at Vivary Park Leased to Taunton Bowling Club

Land Leased to Wellington Tennis Club
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10014269150
10014269151
10014269158
10014269153
10014269154
10014269156
10014269157
10014269155

10002704424
10014269280
10014269312

100041069988
10014269589
100041171458

100041071255
10002703963

10014269159
10014262460
10014269165
10002704645
100041070130
10014269297
100041070420
10014264316
10014266419



Land Leased to Wellington AFC

Club at Wellington Playing Field

Land Leased to Vivary Golf Club for Club House at Golf Course

Land Leased to Surestart Taunton, Priorswood, Taunton
Land at Chelston, Wellington

Former Public Conveniences Kingston Road, Taunton
Land adjoining Priory Way, Taunton

84 Priory Bridge Road, Taunton

86-88 Priory Bridge Road, Taunton

88A Priory Bridge Road, Taunton

Site of Unit 3 Canal Road, Taunton

Land at Canal Road, Taunton adj Livestock Market Site
Site of Unit 1/2 Canal Road, Taunton

Former PC s Goodland Gardens, Taunton

Site of Unit 4 Canal Road, Taunton

Unit 5 Canal Road, Taunton

Land leased to Taunton Tennis Club and Taunton Deane
Bowling Club and surplus leisure land at Blackbrook Way

Brewhouse Theatre Site, Coal Orchard, Taunton
Site of YMCA, Lisieux Way, Taunton

Local Centre Site, Lisieux Way, Taunton, Site for
Public House, Severn Drive, Taunton & Site for
Methodist Church, Off Lisieux Way, Taunton
The Auction House

New Depot at Westpark, Chelston

Market Building at Canal Road

SITES FOR ELECTRICITY SUB STATIONS

SWEB Transfrmr sub stn,Bagborough Rd & Weacombe Rd Junc

Wellington Trading Estate

Northside, Rockwell Green

Ajd Weavers Arms, Oaken Ground, Rockwell Green
Kelway Road, Wellington

Lillebonne Close, Wellington
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10002702011
100041071472
10014263974
10014264606
10014269298
10002704312
10014269299
100041070820
100041171305
100041171492
10014264734
10014269313
100041070097
10008802094
10014264735
100041070098

10014269314
10002704642
10002701662
10014269302
10012903689
200002927802
10014264150
10091744016
200001883829

10014269170
10024755454
10025133874
10024750987
10025136491
10025136484



Adj 26 Crosslands, Wellington
Greenway Estate, Bishops Lydeard
Land adj to Stedhams Close, Wellington

Land at Quantock & Brendon Road, Wellington

INDUSTRIAL UNITS
Blackdown Business Park, Wellington (10 Units)
UNIT 1A

UNIT 1B

UNIT 1C

UNIT 1D

UNIT 1E

UNIT 1F

UNIT 1G

UNIT 2

UNIT 3

UNIT 4

SPECIALISED (2)

PUBLIC CONVENIENCES

Castle Green, Taunton

Paul Street, Taunton

Canon Street Car Park, Taunton

North Street Car Park, Wellington

Station Road, Taunton

Bishops Lydeard Station, Westridge Way,
Wellington Park, Wellington

High Street Car Park, Taunton

LEISURE BUILDINGS

Sports Centres

Blackbrook Pavilion Site, Blackbrook Way, Taunton
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10024751049
10024747571
10014269315
10024753396

10014263382
10014263383
10014263384
10014263385
10014263386
10014263387
10014268514
10002703653
10002703654
10002703655

10002704283
10002703429
100041070111
100041071471
100041071134
10014269167
10014269168
10002703752

10014263919



Blackbrook Main Sports Centre Building
Blackbrook Tennis Centre

Blackbrook Tennis Courts (External)

Blackbrook Tennis Courts (Bubble)

Wellington Sports Centre, Corams Lane, Wellington

Wellsprings Sports Centre, Taunton

Swimming Pools
Swimming Pool, Station Road, Taunton

Swimming Baths, St. James Street, Taunton

Pavilions

Vivary Golf Course Chalet

Vivary Park, Taunton (Inc. PC s)

Victoria Park, Taunton (inc. PCs)

Recreation Ground adjoining Wellington Park
Wellington Playing Field, Wellington

Taunton Green Playing Field, Cheddon Road, Taunton
Galmington Playing Field, Taunton (New)

Hamilton Gault Playing Field, Hamilton Road, (New)
Cleeve Road Playing Field, Priorswood, Taunton

Dobree Park, Rockwell Green, Wellington

Tennis Courts
Vivary Park, Taunton (now only 2)

Taunton Green Playing Field, Cheddon Road, Taunton

COMMUNITY ASSETS

PUBLIC PARKS

Goodlands Gardens, Taunton

The Northern Gardens Taunton Castle
Vivary Park, Taunton

Band Stand
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10014269394
10014269305
100041070019
10014269457
100041071329
200002928249

10002703127
10002703555

10014269280
10014269316
10002705100
10014269289
10002702012
10002701587
10014269318
10014269319
10002701634
10014264598

10014269283
10014269284

10008802596
10014269288
100041071228
10002704419



Wooden Shelter Opposite Fountain
Wooden Shelter Opposite Bandstand
Wellington Park, Wellington

Band Stand

Wooden Shelter

Park Lodge

PUBLIC PLAYING FIELDS

Victoria Park, Taunton

Recreation Ground adjoining Wellington Park
Wellington Playing Field, Wellington

Taunton Green Playing Field, Cheddon Road, Taunton
277 Cheddon Road, Taunton (Taunton Green Lodge)
Galmington Playing Field, Taunton

Hamilton Gault Playing Field, Hamilton Road, Taunton
Cleeve Road Playing Field, Priorswood, Taunton

Dobree Park, Rockwell Green, Wellington

PUBLIC OPEN SPACES

Castle Green, Taunton (Former Car Park)

Greenway Recreation Ground, Leslie Avenue, Taunton
French Weir Recreation Ground, Taunton

Amenity area adjoining Quantock House, Mary Street, Taunton
Amenity area, Corporation Street, Taunton
Landscaped area, adjoining 7 High Street, Wellington
Amenity Land at North Street, Wellington

Norton Hill Fort, Norton Fitzwarren, Taunton

Play Area, Birch Road, Wellington

Land Adj Haydon Lane, Taunton

Land Adj Priory Avenue Winkworth Way, Taunton
Landscape Areas Adj Victoria Parkway, Taunton
Amenity Area Adj Gaol Stream & Gardens, Taunton
Amenity Area Castle Green, Taunton

Amenity/Landscaped Area Mary Street, Taunton
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10014269287
10002704418
10014269281
10014269285
10014269286
10014269387

10002705101
10014269282
10002702011
10002701586
100040922272
10002705068
10012904545
10012904474
10014269290

10002704282
10014269278
10008802560
10014269171
10014269172
10014269173
10014269174
10014269175
10014269176
10014269177
10014269259
10014269247
10014269246
10014279178
10014269179



Ornamental Garden Elms Parade, Taunton
Land Adj Obridge Link Road, Taunton
Amenity Area Oakhurst Est Wellington
Amenity Area Adj Deane Drive, taunton
Amenity Area Adj Parkfield Road, Taunton
Amenity Land Westfield Close, Taunton
Amenity & Open Space Hithermead Est' B Lydeard
Amenity Area Adj' Pennys Field Galmington
Amenity Area & Footpath French Weir

O' Space Nash Green Staplegrove

O' Space Applegrove, Taunton

O' Space Queensway, Taunton

O' Space Dowsland & Chestnut Drive, Taunton
O' Space Dowsland Farm, Taunton

O' Spaces Oak Priors Wellington

O' Spaces Wellsprings Road, Taunton

O' Space Hoyles Farm Wellington

O' Space Queens Drive, Taunton

O' Space Lisieux Way, Taunton

O' Space Haines Park, Taunton

O' Space Parkfield Walk, Taunton

O' Space Adj Blackthorn Gardens, Taunton
O' Space Wambrook Close Sherford

O' Space Upper Holway Road, Taunton

O' Space Adj Asda, Taunton

O' Space Higher Holway, Taunton

O'Space Staplegrove

O' Space Hudson Way Staplegrove
O'Space Ryes Terrace Creech St Michael
O' Space Crufts Meadow Creech St Michael
O' Space Claremont Galmington

O' Space West View Creech St Michael
O'Space Greenway Road, Taunton

O'Space South Road, Taunton
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10014269180
10014269181
10014269260
10014269182
10014269183
10014269184
10014269185
10014269186
10014269261
10014269188
10014269262
10014269189
10014269190
10014269263
10014269192
10014269193
10014269194
10014269195
10014269196
10014269197
10014269198
10014269199
10014269200
10014269201
10014269202
10014269203
10014269204
10014269205
10014269264
10014269206
10014269207
10014269208
10014269209
10014269210



O' Space Roseberry Terrace, Taunton

O'Space The Spinney

Marshallsea walk (F'tpath between Well' Rd & F/Weir)
O' Space Bishops Mead Bishops Hull

O' Space The Acorns Wellington

O' Space Creechbarrow Hill, Taunton

O' Space Killlams Drive, Taunton

O' Space Sherford Road, Taunton

O' Space Leycroft Farm, Taunton

O' Space Ryesland Way Creech St Michael

O' Space Wiveliscombe

O' Space Lower Holway Farm, Taunton

O' Space Lyngford Park, Taunton (inc site of former PC's)
O' Space Creechberry Orchard, Taunton

O' Space Virginia Orch'rd Bushy Cross Lane Ruisht'n
O' Space off Greenway Avenue (St Andrews View), Taunton
O' Space Farriers Green Monkton Heathfield

O' Space Fairfield Green Churchinford

O' Space Blackbrook Way, Taunton

O' Space Acacia Gardens Bathpool

O' Space Weirfield Green Staplegrove Road

O' Space Crofters Green Monkton Heathfield

O' Space Newbarn Park, Taunton

O' Space Adj Wellington Road, Taunton

O' Spaces Upcott Cres' Ash Cres' Chilliswood Cres', Taunton
O' S'ce Lyngford Park Priorswood Estate

O'Spaces St Quintins Walk, Bathpool, Taunton
O'Spaces , Sawyers Leigh, Kingston St. Mary
O'Spaces, Champford Lane, Wellington

O'Spaces, Showell Park, Staplegrove, Taunton
O'Spaces, Marquis Meadow, Rockwell Green
Hankridge Wetlands Nature Reserve, Taunton

Part Riverside Walk, Taunton

Riverside Walk, Taunton
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10014269211
10014269212
10014269213
10014269214
10014269215
10014269216
10014269217
10014269218
10014269265
10014269219
10014269220
10014269221
10014269222
10014269266
10014269223
10014269224
10014269225
10014269226
10014269227
10014269228
10014269229
10014269230
10014269231
10014269232
10014269233
10114269222
10014269267
10014269234
10014269235
10014269191
10014269277
10014269236
10014269238
10014269237



Weirfield Green Wildlife Area, Taunton

Flood Alleviation Land & Wall Station Road N-F-W

Amenity Land Adj to Tangier Comm' Centre, Taunton

Surplus Highway Land Adj River Tone (Priorswood Area)
Firepool Amenity Park, Taunton

Landscaped areas adj. Victoria Parkway

O Spaces at Hillyfields, Upper Holway Road

POS at Haimes Wharf, Taunton

Community Woodland at Netherclay, Bishops Hull

Nature Reserve, Bickenhall, Taunton

O Space, Summerleaze, Nerrols Farm, Taunton ( 0.047 acres)
O Space, Cheddon Mews, Cheddon Road, Taunton (0.02 acres)
O Space, Saxon Close, Oake, Taunton ( 0.1 acres)

O Space, Cashford Gate, Nerrols Farm, Taunton (0.067 Acres)
O Space, Foxmoor Nurseries, Rockwell Green (4.71 Acres)

O Space & Recreation land at Cotford St. Luke (9.85 Acres)

O Space, Sandfast Place, Nerrolls Farm

O Space & play area, The Shaulders, Nerrolls Farm

O Space & play area, Jurston Lane, Wellington

O Space & amenity area, Windmill Hill, North Curry

POS at Chimora & Lee Park, West Buckland

POS at Mallard Court, Priorswood Road, Taunton

Fairground Site, Lisieux Way, Taunton

POS, Swains Lane, Wellington

CEMETERIES

Rockwell Green Cemetery (Hilly Head), Wellington
Taunton Cemetery, Wellington Road at Crem
Cemeteries, Bishops Hull (St Mary Magdelane & B/ Hull)
St James Cemetery, Staplegrove Road

Lodge (St James Cemetery)

OTHER LAND

Tourism Land and Car Park Off Station Road, Bishops
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10014269239
10014269268
10014269240
10014269269
10014269241
10014269242
10014269243
10014269270
10014269244
10014269271
10014269245
10014269248
10014269249
10014269250
10014269272
10014269251
10014269317
10014269274
10014269252
10014269253
10014269254
10014269273
10002701666
10014269461

10014262419
100041071255
10014264818
10014269291
10014269160

10012904453



Lydeard (adj West Somerset Railway)

INVESTMENT PROPERTY

BUILDINGS LEASED BY THE COUNCIL

The Market House, The Parade, Taunton

Land and Building at Greenbrook Terrace, Taunton
37 South Street, Wellington

Old Municipal Buildings, Corporation Street, Taunton

LAND LEASED BY THE COUNCIL

Land used for Scrap Yard, Priory Way, Taunton

Thales Site, Lisieux Way, Taunton

Site for 51/52 High Street, Taunton

Land adjoining Taunton Bus Station, Tower Street, Taunton

Land at Ash Meadows, Taunton Leased to Taunton Deane CC
Site for Victoria Gate Surgery adj. Victoria Gate Car Park, Taunton

Land at Longforth Rd, Wellington leased to A1/Apex Taxis

ASSETS HELD FOR SALE

Site at Frobisher Way, Bindon Road, Taunton
ASSETS SUBJECT TO FINANCE LEASES
Wilton House, Upper High Street, Taunton

Bedford House, Park Street

Ground Floor of Paul Street Multi Storey Car Park (Taunton Library)

Appendix B — option appraisal suite
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100041070390
100041070434
100041071502
10002703630

10014269292
10014265553
100041070511
10014269293
10014269294
10002701669
10014269303

10014269276

100040945138
100041070754
100041070770






Appendix B - Options Appraisal Process Overview

4

AUNTION

DEANE:S
A0\
Asset Outcome LU\l [COUNC l.
Database and
other Option Appraisal \
Information Priority for Valld.a'.ce Stock Record Optlons > Investment /
Seiees Red - Options Condlt.lon Data | Desk Top Investigation —> Appraisal Redevelop
NPV of Appraisal and Title and Consultation with Outcome and Disposal
less than Lease Details Stakeholders *1 present to AMG
oAt \ j Commercialism

l

If a Councillor decision
—subject to call in
procedures

Viability
Model

Spend of
Leased In/ more than Poor EPC Good Site
Out with £5,000 Potential Redevelopment
1 lease » needed » (Eor m Potential
p event within 5 below)
rograr:nme Green within 12 years
of options - months
appraisals Positive
SIHELEE] )] Y ﬂ"lConsuIting with Ward Cllr /ClIrs and relavent Portfolio Holder/s who will be given an opportunity to discuss concerns. Asset \
performance Management will work with them to address any apprehensions, including considering alternative options or compromises that
data from may be possible.
Viability Where options appraisal undertaken through consultant, discussions will be between Clir/ Clirs and Asset Management Officer.
Model

N J






