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1.0 Expected Outcome 

1.1 Investment in South Lakeland House and Kendal Town Hall to:  

- Provide office space to support the Council’s Customer Connect Programme. 
- Create new modern town centre offices for other businesses. 
- Provide a MintWorks2 for new Small and Medium sized Enterprises (SME’s). 
- Deliver much needed refurbishment of Kendal Town Hall. 
- Provide much improved working facilities for all employees, both SLDC and KTC. 
- Provide disabled access to all areas of SLDC offices. 
- Enable a joint reception area in the front of the Town Hall. 
- Open up more meeting room space for community groups. 
- Generate income and reduce ongoing maintenance costs for the Council. 

2.0 Recommendation 

2.1 It is recommended that Cabinet:- 

(1) Approves the award of the contract for construction works to reconfigure and 
refurbish South Lakeland House and Kendal Town Hall to the recommended 
contractor as noted with Part II – Appendix 1.  

 
(2) Delegates authority to the Director for Customer and Commercial Services and 

to the Lead Specialist for Legal, Governance and Democracy to enter into the 
appropriate contract for the construction works on behalf of the Council with the 
successful tenderer.  

(3)  Approves the appointment of LSH and sub consultants through the Bloom 
procurement framework to project manage the scheme within the agreed budget 
and delegate authority to the Director for Customer and Commercial Services 
and to the Lead Specialist for Legal, Governance and Democracy to enter into 
the appropriate contracts.  

 



 3.0 Background and Proposals 

Please note that in accordance with Section 100B(2) of the Local Government 
Act 1972, copies of the appendix to this report is excluded from inspection by 
members of the public as they contain information as described in Schedule 
12A of the Act, as amended by the Local Government (Access to Information) 
(Variation) Order 2006, as follows:- 
 
- Information relating to the financial or business affairs of any particular 
person (including the authority holding that information). (Paragraph 3) 
 

3.1  South Lakeland District Council is currently going through a major programme of 
change and transformation through the Customer Connect programme, recognising 
the need to adopt different ways of working to engage with its many customers and 
residents. Underpinning the transformation will be the adoption of changes in 
technology, allowing both staff and customers the ability to engage in ways not 
currently possible.  The Customer Connect Programme will result in changes to the 
way the Council engages with its customers, with more activities being moved to self-
help and online channels.  It is felt that a new refurbished, agile and flexible working 
space will benefit the Council and support the Customer Connect Programme.  

3.2  In 2016-2018 SLDC undertook a joint feasibility with Cumbria County Council and 
LDNPA to investigate the potential of a new Public Sector Hub on the County Hall site 
in Kendal. As part of this work, SLDC reviewed its anticipated floor space requirements 
following the implementation of Customer Connect, considered the introduction of agile 
working policies and of new digital technology to support service delivery in line with 
the new Customer Connect programme.  

3.3  Alongside this feasibility, SLDC undertook a high level assessment of the potential to 
invest in the renovation of South Lakeland House (SLH) and Kendal Town Hall (KTH). 
With a smaller floor space requirement for SLDC than currently used, the assessment 
included the potential to create renovated office space which could be attractive to the 
market and which could generate an income for the Council. The assessment was also 
based on the idea of creating a new customer service reception area in the Town Hall, 
with the Town Hall being a major asset for the Town and more readily accessible for 
the public. The findings of this study indicated that there was scope to improve the 
space utilisation at both SLH and KTH, with subsequent opportunities to lease out 
vacated space to third party tenants, or increase the range of function rooms for events 
within the Town Hall. This study determined that with appropriate design, it would be 
possible to accommodate the full SLDC requirements for workstations on the first floor 
of SLH, which would be more directly linked to the main KTH ground floor, which would 
provide the new main reception and customer meeting space.  

3.4 After receiving detailed financial information (including possible costs associated for 
occupation) for, and completing the initial feasibility of the Public Sector Hub, and 
taking into account the residual liabilities associated with the South Lakeland House 
site, the Council withdrew from further feasibility work on the Public Sector Hub to 
concentrate on a detailed feasibility study for South Lakeland House and Kendal Town 
Hall building on the high level assessment undertaken.   

3.5 In April 2018, SLDC commissioned Lambert Smith Hampton and Blue-sky Interior 
Designers Ltd to produce concept and developed design options, up to RIBA Stage 3 
(Concept design), for South Lakeland House and Kendal Town Hall, with the aim of 
creating a scheme which is fit for purpose and maximises the use of the available 
space. To undertake an assessment of potential demand for the refurbished surplus 
space which is likely to arise from the investment in South Lakeland House and Kendal 



Town Hall and carry out a market review of all office space within Kendal to determine 
existing supply and potential future demand.  The outputs of this work have informed 
the Business Case required to support the proposed refurbishment works and to 
design accommodation for third party tenants to suit the identified demand. It is felt 
that the current space is unlettable at present.  

3.6 The brief for the concept design was to provide office accommodation fit for purpose, 
fit for the future and to use the space effectively and efficiently, and to ensure that 
accessibility issues from the Town Hall through to South Lakeland House are resolved.  
This included looking at a new reception for SLDC in the Town Hall, to create an office 
environment which encourages a more agile and interconnected workforce and which 
creates an exciting, vibrant workspace where people want to spend time and create 
an interface between users and their environment. Various case studies show that 
improved working environment increases productivity and so it was considered 
important to create an environment where people enjoy working that offers colleagues 
a chance to work in a manner and setting which suits them. The design was also to be 
based on a Desk ratio of 7:10 (7 desks for every 10 employees) and the number of 
desks based on the perceived staff numbers post-Customer Connect implementation. 
(The desk ratio is felt to be a fairly conservative ratio with the Council currently 
operating informally at staffing numbers similar to that of 7:10 without a flexible and 
agile working policy in place).  

 

3.7   As a result it is expected that the accommodation requirements will not just be reduced 
in terms of the number of workspaces, but the type of workspace will change with the 
new accommodation supporting the new ways of working. 

 
Kendal Town Hall 

 
3.8 The project is also needed to undertake much needed refurbishment of Kendal Town 

Hall, improve use of this asset and secure its future. Kendal Town Hall is considerably 
under-utilised with the lack of flexibility in the meeting rooms being sub optimal. SLDC 
day to day functions currently use South Lakeland House and only occasionally Kendal 
Town Hall. The investment will enable more operational activities to take place in the 
Town Hall releasing space in South Lakeland House for alternative income generation. 
The additional space created following the investment will increase the range of events 
that can be accommodated. The refurbishment of the Town Hall will be sympathetic to 
its listing and will enable the building to be used more widely by the public through 
having the Council’s reception within the Town Hall.  All existing user groups can be 
accommodated within the new scheme and the Council will explore the use of the 
space by other users groups. Events income within the financial forecasting has been 
kept to moderate increases to avoid the charge of ‘over pricing’ from the regular user 
groups. 

 
 3rd party office accommodation 
 
3.9  While businesses of a certain size will always require larger footprints, SMEs are a 

critical component of the future success and vibrancy of the Northern Powerhouse 
economy and the Morecambe Bay Economic region, and are likely to have a 
transformative effect on the UK’s commercial property market in the years ahead. 
Landlords therefore have a vital role to play in nurturing South Lakeland’s thriving SME 
sector by providing high-quality, flexible office space which is capable of responding to 
the ever-changing needs of modern businesses. The opportunity that this scheme has 
for the Council’s economic development agenda must not be underestimated with the 
creation of small offices for start –ups Similar to the Mintworks project and investigation 
to date has shown an evident need for a Mintworks Phase 2.  



 Planning and Listed Building Approval  

3.10 Following approval from Cabinet in February 2019 to proceed upto RIBA Stage 4 and 
including obtaining statutory approvals and tender, work was undertaken to proceed 
with detailed design to both South Lakeland House. Planning consent for works 
proposed to South Lakeland House was received on 19 December 2019, Application 
No. SL/2019/0731 (Appendix 2). Listed Building consent for works proposed to Kendal 
Town Hall was received on 19 December 2019, Application No. SL/2019/0800 
(Appendix 3). 

Tender 

3.11 Following Planning and Listed Building consent for the works, invitation to tender was 
issued on 6 January 2020. Tenders were returned on Friday 21 February 2020 and 
tender evaluation report noted in Appendix, (Part II - Appendix 1). The recommended 
contractor is below the pre tender estimate which formed part of the original business 
case and within the sum included within the Capital programme approved by Council 
in February 2020. The financial review is noted in Section 7. The evaluation of tender 
is made on Quality and Price to ensure that the right contractor is appointed for the 
work and not solely based on price.  

Programme of Works 

3.12 If the project is approved, the work will be due to start in May 2020. Work will be 
completed in Phases with the programme and phasing plan as shown in the Appendix 
(Appendix 4). Key milestones within the work relate to Kendal Town Hall only, work to 
the Town Hall must commence by no later than 1 June 2020, in order that the Town 
Hall can open by the Comic Arts Festival weekend (10/11 October 2020). Risk has 
been mitigated with the scheme and the scheme has been designed to minimise and 
remove any initially proposed structural works which could potentially lead to delays. 
Where needed, work can be re-programmed within the overall programme of works to 
ensure that the works around the new Reception area, Bindloss Room and the District 
Council Chamber are prioritised.  

3.13 The programme for South Lakeland House will concentrate on the first floor which will 
be completed by October 2020. This will allow for the majority of SLDC employees to 
move into the new working space which in turn will release the Ground Floor and 
Second Floor for refurbishment. The Ground floor reception area will only be released 
for refurbishment once the new Reception in the Town Hall is complete and fully 
operational.   

3.14 CLEP Grant Funding 

 The Council have submitted a funding bid to Cumbria LEP to help support the 
investment for the Mintworks Part 2 to support SME’s. Success of any funding bids is 
expected to be announced at a later date. No grant funding has been included within 
the business case.  

3.15 Energy Efficiency works.  

 As part of the scheme, work will take place to improve insulation values to roof areas.  
Windows to South Lakeland House will be replaced to meet with current Building 
Regulations and U Values improved. Lighting will be replaced with LED lighting in the 
Town Hall and South Lakeland House and fitted with motion sensors. Space heating 
will be improved through more efficient use of the space. A new green sedum roof will 
be installed to replace the glazed atrium to the existing reception area of South 
Lakeland House and a review of photovoltaic panels will also be taking place for South 
Lakeland House.   



4.0 Consultation 

4.1 As part of the feasibility study, the project lead and interior designers have consulted 
with a number of departments including I.T, those departments who engage with the 
public and use the reception interview rooms, with departments who work with the 
facilities/ rooms within Kendal Town Hall. All employees were asked to respond to an 
employee survey regarding their working environment, over 50% of employees 
responded to the survey. A Councillor survey was also issued in which 19 responses 
were received. Information was also sought from the detailed feasibility undertaken on 
the Public Sector Hub to determine space requirements, desking solutions and storage 
needs.  There have been a number of presentations to SLDC employees as part of the 
Customer Connect programme updates.  

4.2 A consultation was undertaken with Kendal Town Hall stakeholders on 4 July 2019. 
Revisions to the design were made following this stakeholder consultation. Where 
stakeholders were unable to attend the consultation, separate meetings were arranged 
to accommodate those who wished to feedback on the proposed plans. Several 
meetings were also held with Kendal Civic Society who are in support of the scheme. 
Again, revisions were made to the scheme following that consultation. A number of 
meetings and presentations have been given to the Town Council management 
committee and a letter of support of the scheme was provided for Planning Committee. 
Heads of Terms have been issued to Kendal Town Council for their new improved 
office space and shared reception facility.   

4.3 Members have also been consulted as part of the works with presentation of the 
scheme given to members through Customer Connect workshops, a Councillor 
questionnaire was sent out to obtain feedback of the what facilities and features 
Councillors feel would be important in a new District Council Chamber and Members 
room. A presentation was given to the Member Services Steering Group on the AV 
facilities proposed for the new District Council Chamber.  

5.0       Alternative Options 

5.1  Continue with the current position and do nothing – this is not recommended when 
considering the significant cost to maintain the building, the inefficient use of space, 
the loss of opportunity to refurbish the Town Hall and the economic benefits to the 
area.  This would still require significant additional expenditure to be added to a future 
capital programme to maintain South Lakeland House and Kendal Town Hall in an 
acceptable condition. Following the emerging discussions on devolution and combined 
authorities, whilst doing nothing may be an option for those reasons, it is still 
reasonable to proceed with the scheme whilst those discussions continue to take place 
as any options would require a base in the centre of Kendal and we would be best 
placed to provide office accommodation for any new Council structure brought forward 
and proposed. If in future South Lakeland House was not required the space occupied 
by SLDC could be split into smaller units at little cost to accommodate more SME’s.   

 
5.2 A shared public sector hub option, co-locating with the County Council and LDNPA on 

the County Hall site was fully explored but ruled out on cost grounds. Concern was 
also raised at the time with potential use of the South Lakeland House site with no 
obvious or viable use found for the site.  

 
5.3 Undertake the work over a longer phased approach. This has been dismissed because 

of the increased cost that a longer phased approach would incur. It would be difficult 
to manage contractually, and cause greater disruption for the organisation and SLDC 
would be unable to benefit from the proposed income which would therefore make the 
scheme unviable. 



6.0 Links to Council Priorities 

6.1 Council Plan priority economy –  

- Engagement with the private sector and public sector partners will be central to the 
Council’s approach to helping grow and develop the economy.  

- We will when opportunities present themselves make best use of our property 
portfolio to support economic growth, through the use of our current and future asset 
base.  

- Through our economic development strategy we will continue to build on our 
traditional strengths, and pioneer new industries that make the most of our place. We 
will promote new ways of working so that businesses can compete and reach their 
potential whilst enjoying everything that is special about living in South Lakeland. 

6.2  Council Plan priority environment –  

- We will reduce the Council’s carbon emissions by reducing our energy use through 
the efficient management of our land and buildings and be an exemplar to others 

- We will support Cumbria County Council and local partners with their strategies for 
active travel.  

6.3 SLDC need to ensure we are adequately equipped to provide the best, most cost 
effective service for the communities we serve. This will be met through a skilled 
workforce, ensuring that the staff have the ability to work efficiently working with more 
digital skill and a more flexible co-ordinated approach. The places project will help the 
Council equip its staff to put the Customer at the heart of everything we do.  

7.0 Implications 

Financial, Resources and Procurement 

7.1.1 The total project costs previously reported to Cabinet in February 2019 and Council 
in 2020 were estimated to be £4.937m +VAT over a period of circa 12-14months. 
This included a cost of the actual building work to be £4.500,000. Following tender 
and tender evaluation, the recommended contractor and associated costs fall below 
the previously estimated costs as noted in Part II Appendix 1. The costs of fees, 
moving and lost revenue to KTH during refurbishments have all been reviewed and 
are as per the original project estimate and included and in line as part of the original 
business case.  

7.1.2 It is proposed that no more than the budgeted £4.387m of project costs be funded by 
application for Public Works Loan Board (PWLB) borrowings.  This has been costed 
on the basis that borrowing is taken on 31 March of each year of construction and be 
repaid in instalments over the following 25 years.  This will match the expected life of 
the works with the duration of the loan repayment.  Actual borrowing will be timed to 
minimise net interest payments by the Council in line with the Treasury Management 
strategy and following advice from the Council’s Treasury Management advisors.  

7.1.3 The project captures some works that would otherwise have been required under the 
normal business of asset management.  The business case has reflected some of 
the cost avoidance in both SLH and KTH, notably to the following 3 items:  lift in SLH, 
lift in KTH and atrium roof in SLH.  These have a combined capital requirement of 
£250k in the short-term with a further £500k in the medium-term.  

7.1.4 Whilst the project includes approx. £1,500,000 of works to KTH, £23,630pa for the 
first 10 years is considered as revenue cost avoidance and the planned maintenance 
budget will be adjusted accordingly. 

7.1.5 The project requires existing Repairs and Maintenance budgets to be retained over 
the medium term, although allowance is made in the first 5 years for revenue saving 



against SLH of £30,000pa.  This reflects the expected reduction in reactive and 
planned maintenance against current levels. 

7.1.6 As a result of this programme of works, over the first 10 years we will avoid £485k of 
capital expenditure and improve income or reduce operating costs by approximately 
£2.5m.  This will significantly exceed the additional costs of borrowing (interest and 
repayment) to be incurred by the council (£208k pa). 

7.1.7 The reduction of space required in SLH by SLDC results in additional areas being 
available for commercial letting.  The market analysis has indicated the demand to be 
in the Small and Medium Sized Enterprise (SME) sector.  Rents have been assumed 
at the lower end of the current market rates being obtained in Kendal. It is proposed 
to apply rents of between £12-£16psft.  This in part reflects the avoidance of bias, 
and also supports the objective of developing a stronger SME sector and retaining 
skills & talent in South Lakeland. Discussions are ongoing with potential tenants and 
the Council are confident that the areas will be let earlier than anticipated in the 
original business case.   

7.1.8 It has been approved as part of the initial business case that £350k from the Cumbria 
Business Rate reserve is used to fund part of the capital cost of the scheme.  This 
reserve is earmarked for economic development initiatives.  The application of this 
reserve is justified as the project costs are heavily focused on improvements to KTH 
as an asset of community benefit, and SLH areas to be used for SME business 
development. 

7.1.9 The cost of the project includes all the associated Furniture and Fittings, together 
with the temporary costs of moving and relocation.   

7.1.10 No allowance has been made for energy cost savings from the installation of LED 
lighting or improved window performance.  However, these items are expected to 
generate additional financial savings over time.  

7.1.11 The Council is expected to make savings against NNDR (Business Rates), with 
charges being applied to occupying tenants.  Not all areas will be directly chargeable, 
and costs will be recovered in service charges as appropriate.  

7.1.12 The delivery of the project works has been subject to a separate procurement 
process in compliance with the Council’s Constitution.  There were 10 tenders 
received, 8 of which were compliant tenders.  Each tender was reviewed against the 
criteria set out in the invitation to tender.  The tenders with the highest points after 
this process were invited to interview.  Details of the bids and final scores are 
included in the Part 2 Appendix 1 to this report.   

Human Resources 

7.2 The business case includes for additional support for the project as required to ensure 
the existing assets team can deliver the scheme and meet the anticipated programme 
dates and to support SLDC employees whilst the work is undertaken and minimise 
disruption and unnecessary upheaval in working areas.  

Legal 

7.3.1 Legal Governance and Democracy Specialists will advise on the contract 
documentation for the construction works and project management to ensure that 
there are appropriate terms and conditions in place to safeguard the Council’s 
interests.   

Health, Social, Economic and Environmental 

7.4 Have you completed a Health, Social, Economic and Environmental Impact 
Assessment? Yes (attached at Appendix 5)  



Equality and Diversity 

7.5 Have you completed an Equality Impact Analysis? No.   

 

 

Risk 

Risk Consequence Controls required 

Contract Sum is 
exceeded during 
contract.  

Potential that other Capital 
schemes will not go forward if this 
scheme is over budget. 

Designated Client lead for the 
Places programme as Client. 
Client to appoint Quantity 
Surveyor (cost consultant) to the 
design team to monitor the cost 
throughout the scheme. A 
Contingency sum of 
approximately 6% has been 
included within the costings.   

Programme of 
Works not met 
and the work is 
delayed. 

Disruption to the day to day 
running of the building which will 
affect staff and the general public.  

Designated lead for Client. Client 
to appoint Contract Administrator 
to be appointed within the 
Design Team to manage 
programme of work and 
appropriate building contract to 
be used for phased completion. 
Phased programme has been 
carefully mapped out to provide 
as much assurance as possible. 

Disruption to Staff 
and Services 
whilst the work is 
ongoing.  

Disruption to the day to day 
running of the building which will 
affect staff and the general public. 

Clear communication with all the 
staff and public re: work 
programme and changes to 
works programme.  

Loss of income to 
Kendal Town Hall 
and disruption to 
key events within 
the Town’s 
Calendar.  

Reputational damage for the 
Council and key events. 

Programme of works around the 
Town Hall to be carefully 
managed in line with the timings 
of key events. Contingency to 
also be provided in programme 
to cover unforeseen delays. 
Liaise fully with event organisers 
of key events to ensure early 
dialogue.  

Do nothing and 
maintain status 
quo.  

Failure to benefit fully from the 
Customer Connect programme, 
failure to attract and retain skilled 
workforce, failure to create a state 
of the art working facility leading to 
greater productivity, failure to 
provide a High Street reception 
area and greater customer 
interaction and failure to meet with 
the Council’s Economic 

Approve the proposed 
investment in South Lakeland 
House and Kendal Town Hall. 



Risk Consequence Controls required 

Development agenda through the 
proposed Mint works option.  

Do nothing and 
maintain status 
quo. 

Maintenance costs will continue to 
rise, continue to use the space 
inefficiently leading to greater 
running costs and lose the potential 
of producing an income stream 
through commercial lettings.  

Approve the proposed 
investment in South Lakeland 
House and Kendal Town Hall. 

Demand for 3rd 
party office space 
is inaccurate. 

Income projections in the business 
case not met. 

Undertake further review of 
potential tenants for the new 
office space, currently 
negotiations taking place with a 
number of potential tenants for 
the space.   

Contact Officers 

Sion Thomas, Property Services Contract Manager, 01539 793192, 
sion.thomas@southlakeland.gov.uk 

Appendices Attached to this Report 

 

Appendix No. Name of Appendix 

1 Part II - Tender report  

2 South Lakeland House Planning Consent 

3 Listed Building Consent 

4 Programme and Phasing Plans 

5 Health, Social, Economic and Environmental Impact Assessment 

Background Documents Available 

 

Name of Background document Where it is available 

CEX/82 - Reconfiguration of 
South Lakeland House and 
Kendal Town Hall.  

http://democracy.southlakeland.gov.uk/ieListDocument
s.aspx?CId=121&MId=4467&Ver=4 

 

Tracking Information 

Signed off by Date sent 

Legal Services 21.02.20 

Section 151 Officer 21.02.20 

Monitoring Officer 21.02.20 

CMT 12.03.20 

 

Circulated to Date sent 

Human Resources Manager 21.02.20 

Communications Team 21.02.20 

http://democracy.southlakeland.gov.uk/ieListDocuments.aspx?CId=121&MId=4467&Ver=4
http://democracy.southlakeland.gov.uk/ieListDocuments.aspx?CId=121&MId=4467&Ver=4


Circulated to Date sent 

Leader N/A 

Committee Chairman N/A 

Portfolio Holder 21.02.20 

Ward Councillor(s) N/A 

Committee N/A 

Executive (Cabinet) N/A 

Council N/A 

 

 


