
 
 

OFFICER DECISION RECORD 
 

This form should be used to record Executive decisions taken by Officers 
 

Decision Ref. No: 
Service Area: Destination & Culture – 

Skills and Learning 
Date: 02/07/21 

Contact Name: Lesley Spain Tel No: 01202 128141/ 
07779880707 

E-mail: lesley.spain@bcpcouncil.gov.uk 
Subject: Relocation of Skills and Learning from the Oakdale 

Centre to the Dolphin Centre; increase in project costs 
Decision taken: 
To increase the annual repayment for borrowing by £38k, funded via the Skills and 
Learning service’s revenue budget, to secure additional PWLB borrowing of £356k based 
on a current 10-year PWLB rate of 1.67% (after 0.2% certainty rate reduction), to fund the 
capital works required to convert 6 retail units into an adult education centre. 
The decision has been taken by the Corporate Director under delegated authority. 

Reasons for the decision: 
The Council will: 

• Secure 6 Dolphin Centre units as a suitable alternative site for Skills and Learning 
• benefit from the 10-year rent free lease option with £400k contribution to the costs 

of the conversion works from Legal and General 
• progress the ambitions and maintain the interdependencies with other town centre 

regeneration initiatives to increase footfall into the Poole Town Centre. 
• support economic recovery and good mental health by providing a modern skills 

centre delivering a diverse range of employability, vocational, personal 
development, and well-being courses 

• free up Oakdale sites 1 and 2 for housing subject to detailed design. 
• mitigate the costs of essential maintenance and repairs to the Oakdale Centre 

estimated at £1m+ over 15 years 
• Enable the Construction works team to commence works to ensure completion for 

the new year amid a very tight programme of works across the corporate estate. 

Background: 
The Adult Skills and Learning service is run jointly with Dorset Council and the Oakdale 
Centre is the customer service and business support headquarters accommodating 2000 
learners each year. The building is now 115 years old (constructed in 1906), and in need 
of over £1m+ essential maintenance works over the next 15 years. 
Skills and Learning currently pay the Council a rent of £123k for the Oakdale site. 
On 11th November 2020 Cabinet agreed to the relocation of Skills & Learning to premises 
in the Dolphin Centre on a 10-year lease with no break clause. This would release the 
two Oakdale sites for housing. 
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Cabinet also agreed to: 
• a £920k new capital project for adaptation work at the new Skills and Learning 

premises, on the basis that £495k prudential borrowing repayments (used to part 
fund the project) will be charged to the Skills and Learning service 

• accept a contribution of £400k from Legal and General towards the cost of the 
£920k adaptation works 

• delegate authority to the Corporate Property Officer to agree the detailed terms of 
the lease and all associated documents in liaison with the Section 151 Officer, 
Monitoring Officer, and the relevant Portfolio Holder/(s). 

 
Current stage of project 
The relocation project commenced in early 2021 with activities to: seek planning approval 
for change of use from retail to education; commission detailed architects designs for a 
new learning centre; agree Heads of Terms with Legal & General and to carry out the 
conversion works to 6 retail units in readiness for a service relocation in September 2021. 

 
Due to the tight timescales of the project, an in-house contractor was selected to do the 
conversion works. The works schedule has been aligned with the new Customer Service 
centre in Poole Central Library, to share the same site office, site management, welfare, 
and disposal facilities. 

 
Covid has impacted significantly on the construction sector by driving up prices and 
creating shortages of resources reported across this and many other capital schemes. 
However, this project has a unique contribution in addressing the significant social impact 
of Covid on people’s mental health and lost confidence in progressing into work, through 
the provision of accessible skills and well-being support for a post covid recovery. 

 
The contractor is ready to commence works in July subject to agreed financing. The 
completion date for the conversion works has now been extended to December 2021 
resulting in a mid-year transition of courses. This is due to delays in receiving notice of 
planning approval and an assumed 16 week build timeline with a high probability of 
experiencing shortages in building supplies. 

 
Project costs 
The November 2020 Cabinet report set out the estimated total cost of relocation from the 
Oakdale Centre to the Dolphin Centre at £950k. This covered design fees, adaptation 
work to 6 Dolphin Centre units, 20% contingency (to cover additional unforeseen costs 
and risks of price increases from Covid 19), and new fixtures and fittings (in addition to 
those removed from Oakdale). 
The council accepted the 10-year rent free lease option with no break clause to benefit 
from the £400k contribution towards adaptations from Legal & General. 

 
Figure 1 below details capital outlay approved along with proposed funding sources. 



 Relocation of Skills & Learning from Oakdale to Dolphin Centre, Poole £000  
  

Architects fees 
 

estimated to be incurred pre March 2021 
 

25 
Adaptations to 6 Dolphin Centre units estimated works delivery April to June 2021 700 
Professional fees & contingency @ 20% of works costs - mitigate unforeseen spend / impact of Covid 19 145 
Fixtures and Fittings new fixtures - in addition to FFE relocated from Oakdale 50 
Gross Capital Outlay 920 

Removal costs revenue spend - includes hire of temp external storage crates 30 

 Total costs of relocation 950 
  

Skills & Learning 2020/21 budget 
 

(25) 
L&G - contribution to capital outlay (400) 
Skills & Learning Reserve - removal costs (30) 
Prudential borrowing (495) 

 Funding identified (950) 
 
Cabinet approved a new £920k capital project to be funded from a combination of 
Prudential borrowing (£495k), third party contribution (£400k from Legal & General), and 
Skills and Learning 2020/21 revenue budget (£25k). Borrowing repayments (based on 
2.02% interest rate prevailing at the time) of £55k per annum would be repaid by the Skills 
& Learning Service, commencing in the year after borrowing was taken out. The Skills & 
Learning would also fund the revenue removal costs of £30k (which cannot be funded 
from prudential borrowing). 

 
Increase in costs 

 
The Dolphin Centre site is 658qm compared with the 1862sqm across the two Oakdale 
Centre sites. Despite the space limitations the architect has designed a DDA compliant, 
safe, modern, bright, climate controlled environment with 4 classrooms, an IT Suite, 2 
specialist rooms for beauty, massage, nail technologies, hairdressing and barbering, 
reception, interview room, toilets, staff and storage areas. 
The agreed designs have two less rooms than originally planned and no office space. This 
is largely due to increased classroom sizes to accommodate any distancing requirements 
as a result of the pandemic. They include the minimum facilities the service needs to 
accommodate sufficient courses to achieve the funding grant targets. Some arts and well- 
being provision is being relocated to other venues including the Education Centre at Upton 
House. 

 
Original costs were estimated to be £920k for adaptations works, fees and fixtures and 
fittings. Revised quotations have increased the costs from £920k to £1,276k and include 
allowance of 6% contingency. 

  Original 
Estimate 

£000 

Revised 
Estimate 

£000 

 

 Architect’s fees 25 69 
 Adaptations to 6 Dolphin 

Centre Units 
700 1,085.5 

 Professional Fees 25 25.5 
 Fixtures and fittings 50 20 
 Sub-total (pre contingency) 800 1,200 
 Contingency (15%, 6%) 120 75 
    
 Total 920 1,276k 



 
 
The increased costs are due to a range of factors: 

 
• The original in-house designs were drafted at the beginning of Covid before the 

construction industry changed its recommendations on space for social distancing 
and air circulatory systems 

• The specification on the size and number of classrooms changed in response to 
learners and tutor expectations on larger classrooms to ensure adequate social 
distancing as a result of the pandemic 

• The original in-house designs specified minimal works to the public WCs located 
within the 6 units. The revised designs require these to be removed, replaced, and 
relocated to achieve the best fit and circulation of people. 

• Building material costs have increased significantly (up to 25%) and sub – 
contractors are busy which is inflating the prices of supplies 

• The requirements in the fire strategy report are more stringent than was expected 
in relation to fire rating of materials 

• The project originally allocated £25k specifically to architect’s fees, with further 
provision for professional fees in the contingency budget. To take account of the 
changing requirements and to gain best use of the space, the architect’s budget 
has been revised to £69K and the contingency adjusted. The architect contract 
was open to competition and the lowest submission accepted. The increase from 
the original estimate partly reflect the changing market and also the changes 
detailed above. 

• Fixtures & fittings estimate has been downward revised from £50k to £20k. These 
items have now been purchased so costs are final 

• Overall contingency of £120k (15%) was included in original budget estimate. This 
is reduced to 6% (75k) of the revised works costs as there is greater certainty of 
spend. 

Consultations undertaken: 
Consultation has taken place with the Chief Operations Officer – Kate Ryan, Director of 
Destination and Culture (Chris Saunders), Director of Finance/Section 151 Officer (Adam 
Richens) the Monitoring Officer (Susan Zeiss), Cllr Nicola Greene – Portfolio Holder 

 
Finance and Resourcing Implications: 

 
Project Funding 

 
The current budget already assumes £495k prudential borrowing, repaid over 10 years 
(length of contract) based on a PWLB interest rate of 1.67% over 10 years. This equates 
to £55k annual repayment costs. Based on today’s 10-year PWLB rate of 1.67% (after 
0.2% certainty rate reduction), increasing borrowing from £495k to £851k (worst case 
scenario) would mean an increase in annual borrowing repayment from £55k to £93k. This 
extra cost would be funded from Skills & Learning Service budget and not the Council’s 
General Fund and equates to 0.01% of the service’s budget. 
The Service has considered the potential to fund some of the capital budget increase 
through an increased third-party contribution from Legal & General, but this is a fixed offer 
that will not be increased. 
It should be noted that this project releases the Council from the obligation to maintain a 
delapidated building at Oakdale and therefore relieves pressure on the facilities budget. It 
also affords the opportunity to provide housing in an area of need. 



Financial risks and implications 
 
Further escalation of prices / costs. 
The original project budget included a 15% (120k) contingency of works and fees costs. 
The project costings are now at an advanced stage having undergone rigorous value 
engineering and quotations based on detailed specifications, therefore the contingency 
allowance has been reduced to 6% (75k) of works and fees costs for any potential further 
unforeseen costs. 

 
Risk that costs will reduce as the market stabilises. 
2021 has emerged as a more costly time to build. The project team has considered the 
option to delay the works and the service relocation until the market settles down. 

 
However, there is no certainty over when this will happen or whether prices will recover. 
It is nearly a year since Legal and General offered the rent free, 10-year lease 
arrangement with a £400k contribution to the cost of conversion works. This offer is not 
available indefinitely and is at risk should another business express interest in the space. 
Risk that increased borrowing repayments are unaffordable. 

 
The service has ringfenced reserves to cover budget pressures that may arise because of 
changes to ESFA funding policy and operations. The reserve is earmarked to cover the 
impact of Covid-19, reduced fee income because of lower uptake of courses in the new 
academic year and increased pensions costs. 

 
The residual Skills and Learning service reserve will remain available each year for the 
Skills & Learning service to draw upon to support its annual revenue budget if required. 
The remaining Skills and Learning Reserve (after allowance for Covid 19 and £30k 
removal costs) is around 9% of annual forecast income. This is a financially prudent level 
of reserve, given current market conditions. 

 
If the service reserves increase above 9% as a consequence of higher than anticipated 
enrolment and fee income or project income, then reserve funds can be used to reduce 
the remaining balance on the borrowing. It is not advisable to utilise the reserves for the 
additional costs at this time due to the impact of Covid on learner numbers and the 
associated funding risk. 

 
Exit Strategy 
The Heads of Terms have been agreed with L&G do not require Skills and Learning to 
restore the centre back to the current 6 retail unit layout, should the service exit from the 
lease arrangement after the 10-year agreement period. 

 
VAT implications 
VAT implications have been considered and, based on the partial exemption projection, 
there should be sufficient headroom allowing to reclaim all VAT incurred on relocation 
cost. Annual service cost would also be fully absorbed and despite the fact that the level 
of “exempt” VAT will directly impact the partial exemption threshold the limit would remain 
below 5%. 

 
Value for Money Assurance 
The proposal will require the investment of £906k public funds (£1.276k capital outlay + 
£30k removal costs - £400k third party contribution) into the Skills & Learning service 
relocation. The investment will, however, result in a modern fit-for-purpose facility through 
which the Service will be delivered for the 10-year lease term. 



Public funds in excess of £1m would otherwise have to be invested in the current Oakdale 
site to cover essential repair work. This is more than the estimated cost of service 
location. 

 
The proposal also facilitates development of the Oakdale site into new housing, which 
would generate new capital receipt for the Council. 

 
Options 
1) Delay the scheme – not recommended 

 
In considering the option to delay the works and the service relocation until the market 
settles down there is no certainty over when this will happen or whether prices will 
recover. 

 
Although 2021 has emerged as a more costly time to build across this and many capital 
schemes, the current delivery plan for this scheme is complementary to the period of 
economic and social recovery expected in 2022. 

 
A delay would increase the risk of Legal and General withdrawing the rent free, 10-year 
lease arrangement with a £400k contribution to the cost of conversion works and the 
potential for another business to express interest in the space. 
Should the service remain at the Oakdale Centre beyond 2021, the Council will start to 
incur the essential maintenance and repairs costs with the imminent replacement of the 
boilers. 

 
2) Stop the scheme and the service remain at the Oakdale Centre – not recommended 

 
The Council’s would incur the building essential maintenance and repairs - £748k of 
immediate works now required, with an additional £350k over the next 15 years. This 
investment would only restore the roof, electrics, boilers, heating, and windows to an 
acceptable condition and not deliver the many benefits of a modern learning centre 
located in the town centre. 

 
The many positive outcomes of a new skills centre set out in the cabinet paper (Nov 20), 
will not be realised along with its contribution to the regeneration of the town centre. 
The opportunity for the Council to develop the two Oakdale sites for much needed housing 
as referenced in the local plan, would no longer be realised. 

 
3) Proceed with the scheme – recommended 
The project team have applied a minimal specification to the design of the new centre to 
control the costs of the works. There is no opportunity to reduce costs further without 
reducing the minimum requirements of the brief. 

 
Although the project has been impacted by rising costs, it is not unique as this is being 
reported across other capital schemes. The works are being managed by the Councils 
own in house building developers and quotes have been rigorously scrutinised. Capital 
costs for architect’s designs, planning approval and project management fees have 
already been incurred to bring the project to this stage. 

 
The current timeline for the build will enable the service to deliver on the outcomes set out 
in the cabinet paper (Nov 20) in line with the expected period of economic and social 
recovery. 

 
The Council will not need commit any further essential maintenance and repairs budget 
from January 2022 if the service vacates the building as planned. 



 
Name: Date: 2nd July 2021 

 

Signature (of Chief Finance Officer): 

Legal Implications: 
The Heads of Terms agreed are subject to Contract and the Council’s appointed solicitor 
has advised the Council on the detail of the Agreement for Lease. 

 
Local authorities are 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. 

 
Name: Date: 9th July 2021 

Signature (of Monitoring Officer): 

Risk Assessment: 
The risks associated with the relocation are as fully set out in the Cabinet Report 
dated and approved on 11th November 2020. Risks associated with delays to 
planning and works completion have been addressed in the Agreement for Lease. 

 
Financial risks associated with the additional borrowing required are low with an 
additional £38k p/a increase on the repayment. The service can accommodate this 
within its annual budget and has a 9% reserve as a contingency to manage any 
budget pressures. 

 
Name: Lesley Spain Date: 02/07/21 

 

Signature (of Officer Completing Assessment): 

 
Impact Assessments: 
The Sustainability, Health and Equality implications are as fully set out in the public 
Cabinet Report dated and approved on 11th November 2020. 
The relocation of the service win the Dolphin Centre will increase footfall to the 
town centre and help to future proof the Dolphin Shopping Centre in the face of 
declining demand for retail. 

Information for publication 

Background Papers 
Skills and Learning public Cabinet Report dated 11th November 2020. 

 

Redacted

Redacted

Redacted



 
Any declaration of interest by the 
Officer responsible for the decision 

Nature of Interest 

No  

Note: No Officer having a personal financial interest in any matter should take a 
decision on that matter. Other interests of a non-disqualifying matter should be 
recorded here. 
Any conflict of 
interest declared by 
a Cabinet 
Member who is 
consulted by the 
Officer taking the 
decision 

Name of 
Cabinet 
Member 

Nature of 
interest 

Details of any 
dispensation 
granted by the 
Monitoring Officer 

Yes / No*    
Decision taken by Chief Operations Officer 

 

Signature  Date of Decision: 12/07/21 
 
Date Decision Effective: 12/07/21 

 
Date of Publication of record of decision: (to be inserted by Democratic 
Services) 

 

 

 

Note: A record of this decision should be kept by the Service Area within 
which the decision falls 

Redacted




