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AGENDA
Part 1
(ITEMS FOR DISCUSSION AND DECISION IN PUBLIC)
5.

Town Investment Plan - "Shrub Hill Regeneration" and "Community Skills
And Enterprise" Business Cases
Page(s): 1 - 154
Ward(s): All Wards
Contact Officer:
David Sutton, Deputy Director - Corporate Policy and Strategy
Tel: 01905 722302
That the Committee:
1. support the business cases and approve the Summary Documents for
submission to the Department for Levelling Up, Homes and Communities
2. authorise the Corporate Director - Finance and Resources and the Corporate
Director - Planning and Governance to undertake further due diligence and
complete the appropriate funding agreements as detailed within this report.
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Agenda Item 5

Report to: Policy and Resources Committee, 24th May 2022
Report of: Deputy Director, Corporate Policy and Strategy

Subject:
1.

TOWN INVESTMENT PLAN, “SHRUB HILL REGENERATION” AND
“COMMUNITY SKILLS AND ENTERPRISE” BUSINESS CASES

Recommendation
That the Committee:

1.1

support the business cases and approve the Summary Documents for
submission to the Department for Levelling Up, Homes and Communities;
and

1.2

authorise the Corporate Director - Finance and Resources and the Corporate
Director - Planning and Governance to undertake further due diligence and
complete the appropriate funding agreements as detailed within this report

2.

Background

2.1

The Worcester Town Investment Plan was approved by this Committee and
submitted to Government in January 2021.

2.2

After accepting the draft Heads of Terms proposed by Government the Council
submitted the required Project Confirmation Tables on 9th September 2021. This
submission had received unanimous support from the Worcester Town Board and
unanimous approval by this Committee.

2.3

The proposal approved by government is for five projects, with Towns Fund grant
funding as follows:
Project
Community Skills
Severn Centre for Health & Well Being
Shrub Hill Regeneration
Heritage and Riverside Destination
Active Travel
Total

2.4

Agreed funding
(£million)
1.960
2.500
10.000
0.640
4.500
19.600

The next required stage is the preparation of Treasury Green Book compliant and
proportionate business cases for each project for sign off by the Council as
accountable body.
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The Council has engaged Mott Macdonald to write the business cases and summary
documents, working with the respective project leads and other officers and
partners.
2.5

Whilst approval of the business cases is a matter for the Council as Accountable
Body, a prescribed ‘Summary Document’ for each business case is also required to
be submitted to Government to trigger release of funding for each project.

2.6

The first business case, the Severn Centre for Health and Well Being, was approved
by this committee in December 2021, and Government have confirmed release of
funding following consideration of the submitted summary document.

2.7

The second and third business cases, Active Travel and Heritage & Riverside, were
approved by this committee in March 2022 and we are awaiting formal confirmation
of funding from Government.

2.8

This report presents the final two business cases, Shrub Hill Regeneration, and
Community Skills & Enterprise.

3.

Preferred Option
Shrub Hill Regeneration

3.1

The full business case for the Shrub Hill Regeneration Project, including an executive
summary, is at Appendix 1. The Summary Document is at Appendix 2.

3.2

The project focusses on regeneration of Isaac Maddox House and the adjacent land
to provide flexible commercial space and housing in an attractive setting, and on
delivering a new and direct active travel route between Shrub Hill station and
through St Martin’s Quarter to the City Centre. The project will lead the way for
further regeneration of the Shrub Hill Quarter which will provide a thriving gateway
to the city and the city centre.

3.3

Isaac Maddox House and the surrounding yard is largely unoccupied, with some light
industrial usage characterised by low rents and short leases. The project proposes to
refurbish Isaac Maddox House and prepare the adjacent buildings for redevelopment
to provide a commercial and residential mix that will include quality office space,
canal side living and flexible commercial space. It is proposed that the City and
County Council will procure a development partner to deliver this project. The details
of such an arrangement are to be developed and will be brought to this committee in
due course.

3.4

The current pedestrian and cycling routes between Shrub Hill station and the city
centre are disjointed and unappealing. The Isaac Maddox triangle that is the focus of
this project is only connected to the city centre by a circuitous and unattractive
route. The project will provide a new attractive active travel route that will run
directly from St Martin’s quarter, over the canal and past Isaac Maddox to the
entrance to the station.

3.5

The five case Business Case at Appendix 1 confirms the feasibility, deliverability,
and value for money of this project. The business case received the unanimous
support of the Town Board at its meeting of 12th May.
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3.6

These proposals are amended from those in the project confirmation documents
previously approved by this committee and submitted to Government. It has not
been possible to secure the bus depot and garage site that were part of the original
proposal. Further design and feasibility work has informed the proposals within this
report.

3.7

Officers have been in close contact with the relevant government department
(DLUHC) to prepare the required project adjustment form which is currently pending
approval in parallel to the development and approval of this business case.

3.8

TIP (Town Investment Plan) funding of £10M is in addition to three elements of
County Council managed funding: £5.5M for acquisition of the main Isaac Maddox
and Lower Yard site (which formed part of a wider land acquisition), £985k Brown
Field Land Remediation grant for Unit 16, and £800k from the Getting Building Fund
for development of the wider Shrub Hill project.

3.9

A Value for Money assessment has been completed which focuses on the total
benefits attributed to Towns Fund funding.

3.10 The Town Investment Plan funding provides excellent value for money illustrated by
the project’s Benefit Cost Ratio (BCR) of 1.7 and a positive Net Present Social Value
(NPSV) of £7.67M.
3.11 There are additional non-quantified benefits of






Reduced severance of the highway
Promotion of active travel benefits
An improved perception of Worcester as a place to live and work
Additional employment as a result of an improved visitor offer and experience
Benefits of increased public safety and security

3.12 The City Council will work in partnership with Worcestershire County Council to
deliver the proposed project. Whilst the business case outlines the likely lead for
various workstreams the nature of the partnership is yet to be agreed and will the
subject of a further report to this committee in due course.
Community Skills and Enterprise
3.13 The full business case for the Community Skills and Enterprise project, including an
executive summary, is at Appendix 3. The Summary Document is at Appendix 4.
3.14 The project will deliver capital improvements at a number of community centres
across the City to enable the delivery of training to residents, particularly those in
deprived communities without a history of engagement with mainstream education.
Delivering training locally within communities with the highest need, and within or at
established and trusted community hubs, will overcome some of the barriers to
engagement with mainstream education.
3.15 There are a range of existing and future revenue funding opportunities that will
enable external training providers and WCT (Worcester Community Trust) to deliver
courses from the new facilities. Local and national training providers will deliver
training from entry level (IT for the terrified, basic literacy, self-confidence, applying
for jobs and interviews etc.), through to sector-based training at level one, two and
three, with a particular focus on customer services, and the construction trades
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including bricklaying, carpentry, plumbing and green tech trades such as solar and
heat pump installation engineers.
3.16 The proposed construction works are as follows:







A new construction skills training centre, “Building Block 2” at the Green Centre,
Dines Green
Reconfiguration and extension of the Community Centre at Ronkswood
Expansion of the usable space at Horizon to provide greater capacity
A contribution to a County Council project at the Fairfield centre which will
expand capacity to deliver hair and beauty skills training
A grant to St Peters Village Hall Association to support construction of a new
village hall to include training facilities
One to one consultation spaces at Tolladine and King George V centres.

3.17 These facilities will support delivery of a range of mainstream funded training to be
delivered by local and national providers. The business case includes three years
revenue funding for a training delivery manager, employed by WCT, to coordinate
the delivery of training by external providers and WCT.
3.18 The five case Business Case at Appendix 3 confirms the feasibility, deliverability,
and value for money of this project. The business case received the unanimous
support of the Town Board at its meeting of 12th May 2022.
3.19 The proposals are unchanged from those in the Town Investment Plan and the
project confirmation documents previously approved by this committee and
submitted to Government.
3.20 TIP funding of £1.96m will support investment of over £300k from Worcestershire
County Council, St Peter’s Village Hall Association and St Peter’s Parish Council.
3.21 A Value for Money assessment has been completed which focuses on the total
benefits attributed to Towns Fund funding.
3.22 The Town Investment Plan funding provides excellent value for money illustrated by
the project’s Benefit Cost Ratio (BCR) of 3.3 and positive Net Present Social Value
(NPSV) of £8M.
3.23 There are also additional unquantified benefits of this project that are not included in
the BCR and NPSV:




Reducing social inequality and isolation
Knock on effects of increased economic activity in the long term
An improved perception of Worcester as a place to live and study.

3.24 The City Council will deliver the construction elements of this project directly, whilst
Worcester Community Trust will manage the promotion, coordination, and delivery of
training.
3.25 Payment of grants to the County Council and St Peter’s Village Hall Association will
be subject to appropriate due diligence to confirm the other funding sources and
contractual commitments in place. This will lead to a funding agreement that will
specify that the payment will be dependent upon evidence of expenditure and will
specify the outputs to be delivered.
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Funding
3.26 Preparation of the business cases has been supported by capacity grant funding,
partner contributions and an advance payment of 5% of Worcester’s £19.6M Towns
Fund received in December 2021.
3.27 Submission of the business case Summary Documents at Appendices 2 and 4 is
required to trigger the remaining 95% of funding for each project. This equates to
£11.362M for these two projects.
4.

Alternative Options Considered

4.1

A range of alternative options were assessed as part of the business cases. The
proposals within this report have been developed over the past 2 years through the
development of the Town Investment Plan and the detailed business case. They
represent the best option in terms of strategic fit, and value for money.

4.2

The terms of the Town Investment Plan funding require the Council to submit a
summary of the business cases by 6th June 2023. Significant changes to the business
cases at this stage would present a risk of not meeting that deadline.

5.

Implications

5.1

Financial and Budgetary Implications
The total Towns Fund grant payable to the Council, subject to approval of business
cases and submission of summary Documents as described in this report, will be
£19.6M.
Preparation of the business cases has been supported by capacity grant funding,
partner contributions and an advance payment of 5% of Worcester’s £19.6M Towns
Fund received in December 2021.
Submission of the business case Summary Documents is required to trigger the
remaining 95% of funding for each project. This equates to £11.362M for these two
projects.
The allocation for the Shrub Hill project is £10M. This includes a revenue element of
£670k towards the Council’s programme management and project delivery.
The allocation for the Community Skills & Enterprise project is £1.96M. This includes
a contribution of £157k towards the Council’s programme management and project
delivery.
£75,000 of required funding for the Community Skills & Enterprise project remains to
be secured and Worcester City Council and WCT are currently exploring alternative
funding to cover this gap, which may be drawn down from unspent contingency
following procurement. In terms of revenue funding, it is anticipated that income
received for education per student will cover any additional ongoing maintenance
and running costs of the centres.
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Payment of the Town Investment Plan contributions to the County Council and to St.
Peter’s Village Hall Association will be subject to a funding agreement as covered
within the main body of this report.
5.2

Legal and Governance Implications
Payment of grant to the County Council and St Peters Village Hall Association will be
subject to a funding agreement approved by the s151 Officer and Monitoring Officer.
The agreement will ensure that obligations on the City Council as Accountable Body
are appropriately transferred to the recipients of grant funding. The agreement will
follow once the appropriate due diligence has been completed to confirm that all
other funding sources and contractual commitments are in place.
Project Governance is detailed in the Business Case. The Town Investment Plan
Programme of works will be overseen by an Officer Programme Board and reported
to Policy and Resources Committee.

5.3

Risk Implications
There is a risk to the Council that funding transferred to partners is not used for the
purposes defined in the terms of the Towns Fund grant. Payment of the grant to the
County Council and St Peters Village Hall Association will be subject to a funding
agreement that will mitigate this risk.
A more detailed project risk register forms part of the business case, which mitigates
the risk of the project not delivering against the desired objectives.
The terms of the Town Investment Plan funding require the Council to submit a
summary of the business cases by 6th June 2023. Significant changes to the business
cases at this stage will present a risk of not meeting that deadline and the funding
not being approved.
An allowance for construction cost inflation has been made in both business cases. It
should be noted that construction costs are currently volatile and there is a risk that
actual costs following procurement may vary from those estimates.

5.4

Corporate/Policy Implications
The proposals within this report support the delivery of the Town Investment Plan,
which was developed from an evidence base built on the City Plan and City Centre
Master Plan and supports the delivery of the Environmental Sustainability Strategy.

5.5

Equality Implications
Equalities impact assessments have been undertaken and have identified no adverse
impacts arising from these proposals. More detailed assessment with regard to
equalities impacts and accessibility in particular will be undertaken at the detailed
design stage.

5.6

Human Resources Implications
No significant implications arise from the content of this report. Resources for the
delivery phase have been accounted for in the business case.

5.7

Health and Safety Implications
No significant implications arise from the content of this report.
Health and safety issues associated with construction will be fully addressed through
the appropriate construction contracts.
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5.8

Social, Environmental and Economic Implications
Implications are detailed fully within the business case. The proposals within this
report will support significant economic and social benefits including increased
employability and additional jobs and housing. The proposed landscaping works will
enhance the local environment and works to community facilities will also enhance
their role as community hubs.
An Environmental Impact Assessment screening has been undertaken and has
identified no significant negative impacts arising from the proposals. Further
assessment will be undertaken at the detailed design stage.

Ward(s):

All

Contact Officer:

David Sutton, Deputy Director, Corporate Policy and
Strategy, david.sutton@worcester.gov.uk

Background Papers:

Worcester Town Investment Plan
Town Investment Plan, Report to Policy and Resources
Committee, 25th January 2021
Town Investment Plan – Revised Projects, Report to Policy
and Resources Committee, 7th September 2021
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Executive summary
Worcester was one of 100 towns to be invited to apply for funding from the Towns Fund.
Worcester City Council subsequently developed the Worcester Town Investment Plan (TIP)
which contained six priority projects for immediate investment that will help deliver the priorities
that underpin the vision for the city and deliver benefits at a local and regional scale. Two of the
projects were combined to give a total of five priority projects. The Shrub Hill Regeneration
project is one of the five priority projects in the Worcester TIP.
The project is intended to enable the first phases of work in reviving the Shrub Hill Quarter of
Worcester city centre. The area currently acts as a poor gateway for those arriving in the city via
Shrub Hill train station. The investment will have a significant impact, addressing negative
perceptions engendered by a dilapidated, under-utilised major entry point to the city
characterised by low values and poor-quality infrastructure with no effective linkage to the
remainder of the city centre. The key interventions are:
●

Public Realm Enhancements – 2,000m² of high-quality public realm following the line of
Cromwell Street from Shrub Hill Road to Pheasant Street to provide a new connection
between the Shrub Hill Railway Station and the Shrub Hill Regeneration area and onward to
the city centre through St Martins Quarter. This supports the future transformation of
adjoining currently poor-quality sites to residential developments. This will also include the
aesthetic treatment of the bus depot garage canalside façade to improve the marketability of
the development site on the opposite side of the canal.

●

Enterprise Centre (Isaac Maddox House) – this 1.15ha site will be regenerated to include
a 4,922m² Enterprise Centre and c.100 new homes. Providing quality and size of space in
short supply in the city centre, the centre will also act as a catalyst to business start-up and
growth. It will provide a range of co-working space plus individual business spaces alongside
a training and business hub that will help residents and small businesses develop business
ideas into real opportunities. As a public asset, the City and County Councils will seek a
manager / partner to deliver enterprise skills training alongside the physical business space
thus creating a centre for enterprise in this regenerated quarter of the city adjacent to
strategic rail links. The housing proposals to the rear of the site will complement the new
environment along the canal corridor linked to the city centre by new public realm. Modest
provision for parking will also be created to support the commercial and residential
developments.

Strategic Case
Worcester lies at the heart of both the county of Worcestershire and the wider West Midlands
region. It serves a wide rural hinterland and is the economic, administrative and cultural centre,
as well as a substantial portion of the midlands region. The cathedral city’s iconic aesthetic has
been shaped by its unique history, comprising Anglo-Saxon fortifications, Tudor streets and
ubiquitous 18th century industrial architecture.
The Shrub Hill Quarter was central to the historic, industrial development of the city, with its
connection to Worcester and Birmingham Canal (completed in 1815) and latterly Shrub Hill
Station (and associated rail-links from 1850) creating a hub of nationally significant light industry
that persisted into the 20th century. Today, as the city is less focussed on light industrial
activities, the area has suffered from high building vacancy rates and increasing dilapidation.
The Shrub Hill Regeneration project forms part of a wider package of phased development at
the edge of the inner-city northern periphery designed to improve the accessibility and
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perception of a more rundown and visibly tired area. This wider opportunity area occupies a
20ha plot and constitutes an important gateway for locals and visitors. The location has huge
potential for higher value land uses being both on the canalside and adjacent to a potential
active travel route from Shrub Hill train station to key city centre retail and employment areas.
The poorly maintained and underdeveloped buildings create an environment that is not in
keeping with the Cathedral City status and abundance of heritage assets and natural capital.
The site size, location, and strategic connectivity creates significant potential for repurpose; it is
a regionally significant regeneration opportunity that could underpin and catalyse the long-term
vitality, growth, and identity of Worcester as both a place to live and work.
Public investment is required to shift the Shrub Hill from an area of light industrial low-rent uses
towards a more vibrant and economically resilient place with a mixed-use innovation centre,
offices and housing; the Towns Fund funding will help address the clear private investment
market failure and unlock the area’s true potential to drive regeneration.
The project aligns with national, regional and local policy including the Building Back Better: Our
plan for growth, HM Treasury, 2021, UK Government policy paper ‘Fixing our broken housing
market’, Worcestershire’s Plan for Growth 2020-2040 and Worcester City Council’s City Plan
2016-2021 and the City Plan 2022-2027.
The objective, outputs and outcomes of the project are shown below.
Objectives

Outcomes

●

Delivering 100 new homes by 2027.

●

●

Delivering 4, 922m² of high-quality commercial space
by 2027.

Improvements in perception of Worcester as a
centre for heritage and culture as well as a place
to live and work.

●

Unlocking 1.55ha of remediated land by 2027.

●

●

Provide sustainable transport link to residents and
visitors of Worcester

Delivering 2,000m² of new / upgraded walking &
cycling infrastructure and public space by 2027.

●

Flexible enterprise space encouraging business
growth and enterprise across Worcester

●

Supporting the creation of 400 new jobs via the
unlocking of significant amounts of commercial
floorspace in Worcester by 2027.

●

Increased quality and diversity of housing

●

Increased private sector inward investment into
Worcester

Creating the opportunity to deliver flexible office space
for existing and new businesses to occupy by 2027.

●

Higher value jobs replacing lower value jobs

●

Increase in footfall, visitor dwell time and
expenditure and increase in employment in the
tourism industry.

●
●

90 new car parking spaces to support commercial and
residential uses on site

Economic Case
The design and optioneering processes aimed at securing the greatest benefits and stakeholder
consultations to ensure that the needs of local residents, community groups and other
stakeholders were being met by the designs. For the purposes of this business case, only 2
options were considered practically viable – these are outlined in the table below.
Option considered

Description of option considered

Conclusion on option considered

Option 1 – Do Nothing

This option refers to no renovation of Isaac
Maddox house or public realm / pedestrian
accessibility improvements.

This option has been considered
unacceptable by Worcester City Council
due to the falling visitors’ numbers, poor
business dynamism and poor perceptions
of the gateway.

Option 2 – Do
Something

This option refers to the delivery of Isaac
Maddox House, renovation of former bus
depot façade and public improvements.
However, this will only be viable with full
funding from the Towns Fund.

This option does meet the future
requirements of Worcester City Council
but without the Towns Fund funding there
are expected to be significant delays with
the delivery of the project.
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The approach taken to the economic case is based on a combination of quantitative and
qualitative analysis.
The quantitative component of the VfM assessment focussed on land value impacts, public
realm amenity and labour supply benefits. These benefits and costs (excluding sunk costs) were
treated as per MHCLG Appraisal Guidance and HM Treasury Green Book best practice. The
results of the Value for Money (VfM) assessment for the preferred option are detailed in the
table below. The preferred option for the Shrub Hill Regeneration project represents a ‘medium’
value for money with a BCR of 1.7 and a NPSV of £7.67m.
Value for money analysis

Project BCR

Benefits for the BCR
Land Value Uplift – Residential

£1,802,459

Land Value Uplift – Commercial

£658,026

Valuing Urban Realm Toolkit – Residential

£7,302,362

Valuing Urban Realm Toolkit – Commercial

£2,936,558

Labour Supply – Welfare Impact

£6,090,930

Total benefits for the BCR

£18,790,337

Economic Costs
£10,461,872

Towns Fund Capital Exp.*
Towns Fund Revenue Exp.*

£656,619

Total cost (Towns Fund + Co-funding)

£11,118,491

Net Present Value (NPV)

£7,671,846

BCR calculation formula

1.7

Source: Mott MacDonald; *the funding allocations are linked to costs which have been discounted and adjusted with
Optimism Bias, which is why they do not exactly correlate with the actuals presented in the financial case.

The VfM Position is further strengthened once qualitative benefits of the project are considered.
The qualitative benefits include: an improved external perception of Worcester as a visitor
destination; active travel public health benefits; journey time savings to commuters by
eliminating the severance created by the canal; and an improved perception of Worcester as a
place to live and work.

Financial Case
The total cost the Shrub Hill Regeneration project is £17,285,000, which includes £7,285,000 of
sunk cost already spent. The Towns Fund financial contribution represents a gap funding
requirement of £10,000,000 for the project based on the estimated cost of the scheme and
available funding sources. As such, the future funding profile is as follows:
Pre-21/22

22/23

23/24

24/25

25/26

Total

Match –
Worcestershire County
Council

£5,500,000

-

-

-

-

£5,500,000

Match – Getting
Building Fund

£800,000

-

-

-

-

£800,000

Match - Brownfield
Land Release Fund

£985,000

-

-

-

-

£985,000

Towns Fund

-

£450,000

£5,149,999

£3,349,999

£1,050,002

Total

£7,285,000

£450,000

£5,149,999

£3,349,999

£1,050,002

£10,000,000
£17,285,000

Of the £10,000,000 Town Fund allocation there is a 94% capital request and 6% revenue
request. The cost of the project incorporates both inflation and risk.
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4

The costs set out in this business case focus on the construction phase capital elements of the
project and exclude the operational expenditure associated with the maintenance of the various
infrastructure. The operational expenditure liabilities for the facilities once constructed will be
externalised to the ultimate tenant of Isaac Maddox House. In addition, the cost of maintaining
the public realm (which are expected to be reduced as a result of investment) are covered by
existing budgets by Worcester City Council and Worcestershire County Council.
The project risk register includes a number of financial risks e.g., cost escalation. These risks
are being monitored and mitigation activity is planned.

Commercial Case
Worcester City Council is the commissioner and accountable body for this project and have
provided its approval for funding under the Towns Fund programme. Capital delivery of this
project will be led and overseen by Worcestershire County Council, in close collaboration with
Worcester City Council as the accountable body, using established commercial structures and
approaches used by the County to deliver all its capital projects. The City Council will be
represented on the Project Board and Steering Committees where jointly it is responsible for
performance management of the project with the County Council. Worcester City Council also
has a direct role in delivering one element of the public realm link into St Martins Quarter
through the Asda Multi Storey Car Park
The County Council is the principal Delivery Partner for the majority of the works, including the
public realm to the east of the canal and redevelopment of Isaac Maddox House. As such,
County are responsible for the development and delivery of the project including for the
procurement and management of services.
The procurement of services will be undertaken using an appropriate framework where
possible, including NEC3, Crown Commercial Services or the County Council’s Dynamic
Purchasing System. Procurement throughout the lifecycle of this project will be undertaken in
line with the Council’s procurement strategy and public procurement law and standards.
Component

Contractor

Procurement Route

CAT A Design (Enterprise Centre +
Residential developments)

Worcestershire County Council

Public contracts Find a Tender Service

CAT A Construction (Enterprise Centre TBD via tendering
+ Residential developments)

Dynamic Purchasing System

Facility management and operational
responsibilities (Enterprise Centre)

Public contracts Find a Tender Service

TBD via tendering

Construction of new public realm routes County’s term contractor

Highways Maintenance Service
Contract

The key commercial risks to the delivery of The Shrub Hill Regeneration project include legal,
construction and supply risk, if realised will result in time, cost and reputational damage.
However, throughout the procurement stage risks will be identified, recorded and actively
managed. Appropriate risk owners will also be allocated and tasked with eliminating risks and
the same ethos will be taken through to the delivery stage of the scheme.

Management Case
This project sits within the wider Shrub Hill Quarter programme which combines this Shrub Hill
Regeneration project with the Shrub Hill Station and Shrub Hill Industrial Estate interventions.
Each of the three projects under this programme will have a dedicated project manager with a
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clear responsibility for the delivery of
their project, including a requirement
to report regularly to the Programme
Delivery Team, Programme Board
and other governance bodies, such
as the Town Deal Board and the City
Council’s Policy & Resources
Committee which has the ultimate
responsibility for approving this
business case and the delivery of
the Town Investment Plan. This
programme-level governance
structure is ultimately led by the Worcester Shrub Hill Quarter Steering Committee, which is
tasked with providing the programme with strategic direction and maintaining the alignment of
the programme as a whole with the vision and needs of key stakeholders. This will include key
individuals from within both the city and county councils at director level.
Beneath the programme governance, the Shrub Hill Regeneration project will be delivered by a
dedicated team, led by the Project Manager who is responsible for the day-to-day management
of the project, including the coordination of all contractors, management of the budget and
regular reporting to the Programme Board, The Programme Steering Group and the Towns
Fund. The table below sets out the key roles on the project delivery group, the organisation
responsible for the delivery of this project and which sits within the organogram set out in the
figure above.
Organisation
/ group

Role

Responsibility

Worcestershire
County Council

Overall Project
Manager for
the Capital
works

Worcestershire County Council will lead Supported by Worcester City Council, this role will
coordinate all projects on behalf of the accountable body. Responsibilities will include:
•
Ensuring that the project can achieve the benefits defined in the project briefs.
•
Responsible for project setup and delivery, and will have overall responsibility for the
project to ensure that the project meets its objectives
•
Responsible for securing resources
•
Responsible for managing the drawdown of professional fees and monitoring the
performance of external consultants against their appointment criteria for the delivery
of the Isaac Maddox House and the bus depot project.

Delivery Teams
(individual to
Issac Maddox
House and
Public realm)

Project
Delivery

•

•

Led by the Work Package sub-Project Managers – Worcestershire County Council will
lead Issac Maddox House and Lower Yard public realm, whereas the City Council will
lead the Cromwell Street public realm and accessibility element.
Enabling effective delivery of work related to the project development (for example of
surveys, design) during the development focused life cycle stages of the project. As
project moves to delivery, responsible for effective Project delivery and transition of
new assets into the Operational landscape.

•

Management of trades and supply chain, and the communication of information to
stakeholders.

•

Delivery of the project in accordance with the Project Brief / Employers Requirement /
Schedule of Works, within budget and to programme.

•

Delivery of a completed set of as-built information and attend post-completion

The approach to risk management is owned by Worcester City Council and incorporated into
their internal assurance process for approval. The project risk register will be regularly reviewed
and updated as a live document by the strategic partners contributing to the delivery of the
project. This will enable effective management of the project risks and wider communication
between different members of the project team.
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1 Introduction
1.1

Introduction

On 6 September 2019 the government invited 100 places in England to develop proposals for a
Town Deal, forming part of the £3.6 billion Towns Fund announced by the Prime Minister in July
2019. The Towns Fund is part of the government’s plan for levelling up the UK economy. Towns
across England will work with the Government to address growth constraints and to ensure
there is a course of recovery from the impact of COVID-19. The overarching aims of the Towns
Fund are to drive the sustainable economic regeneration of towns to deliver long term economic
and productivity growth.
Worcester was one of the 100 towns to be invited to apply for funding from the Towns Fund. At
Stage 1 of the Towns Fund process Worcester City Council, delivered and submitted the
Worcester Town Investment Plan (TIP) which sets out a long-term strategy for change to drive
sustainable and inclusive economic growth in the city up to 2030, in addition to supporting
recovery from COVID-19. The Worcester TIP identified, in consultation with the community, six
priority projects for immediate investment that will help deliver the priorities that underpin the
vision for the city and deliver benefits at a local and regional scale.
Following the submission of the Worcester TIP it was announced in June 2021 that Worcester
had been awarded £19.6m from the Towns Funds to deliver long-term economic growth for the
city and support recovery after COVID-19 via five priority projects1. The Shrub Hill Regeneration
project is one of the identified five priority projects in the Worcester TIP.
The awarding of funding ensures that Worcester progresses from Stage 1 of the Towns Fund
process to Stage 2: Business Case Development. Green Book compliant business cases should
be developed for each project to allocate government funds. An overview of the Stage 2:
Business Case Development process is shown in Figure 1.1.

1

Following confirmation of funding the Heritage and Riverside as a Destination projects were rescoped and combined into a single
project
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Figure 1.1: Overview of Stage 2: Business Case Development
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1.2

The Project

The Shrub Hill Regeneration Project is intended to enable the first phases of work in reviving the
wider Shrub Hill Quarter of Worcester city centre. The area currently acts as a poor gateway for
those arriving in the city via the Shrub Hill train station. The investment will have a significant
impact, addressing negative perceptions engendered by a dilapidated, under-utilised major
entry point to the city characterised by low values and poor-quality infrastructure with no
effective linkage to the remainder of the town centre. The vision for the Shrub Hill area,
endorsed within the City Council’s adopted Worcester City Centre Masterplan, is to deliver a
new high-quality mixed-use quarter for the city building on the improvement of the railway
station and enhanced rail connectivity with Birmingham, Bristol, Oxford and beyond. The key
interventions are:
●

Public Realm – 2,000m² of high-quality public realm following the line of Cromwell Street
from Shrub Hill Road to Pheasant Street to provide a new connection between the Shrub Hill
Railway Station and the Shrub Hill Regeneration area and onward to the city centre through
St Martins Quarter. This supports the future transformation of adjoining currently poor-quality
sites to residential. This will also include the aesthetic treatment of the bus depot garage
canalside façade to improve the marketability of the development site on the opposite side of
the canal.

●

Enterprise Centre (Isaac Maddox House) - this 1.15ha site will be regenerated to include a
4,922m² Enterprise Centre and c.100 new homes. Providing quality and size of space in
short supply in the city centre, the centre will also act as a catalyst to business start-up and
growth, providing a range of co working plus individual business spaces alongside a training
and business hub that helps residents and small businesses develop business ideas into
real opportunities. As a public asset the City and County Councils will seek a manager /
partner to deliver enterprise skills training alongside the physical business space thus
creating a centre for enterprise in this regenerated quarter of the city adjacent to strategic rail
links. The housing proposals to the rear of the site will complement the new environment
along the canal corridor linked to the city centre by new public realm. Modest provision for
parking will also be created to support the commercial and residential developments.

Worcestershire County Council and Worcester City Council have agreed to work together to
progress the regeneration of the wider 12-hectare Shrub Hill area. In this connection, the
County Council has purchased the former St Modwens Industrial Estate which brings
approximately 4.45 ha of land within this area under public sector control. The Councils have
commissioned the development of a Spatial Blueprint and Plot areas for the regeneration area
which identifies constraints and opportunities assisting in the determination of the partners’
aspirations and will provide the basis of a development prospectus and a delivery plan.

1.3

This Business Case

The five-case structure presented in this Green Book compliant Full Business Case (FBC) is as
follows:
●

Strategic Case – this case presents the rationale, background, policy context and strategic
fit of the Shrub Hill Regeneration project. This section also includes clear objectives with a
robust logic of change from inputs to outcomes.

●

Economic Case – this case provides evidence for why a privately provided solution would
fall short of what is optimal (market failure) and outlines a list of options to achieve a better
outcome. This case builds on robust verifiable evidence, considers additionality and
displacement of activity, includes sensitivity analysis and a correction for optimism bias. An
assessment of value for money has been undertaken which has included the following
requirements:
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– a clear economic rationale that justifies the use of public funds in addition to how a
proposed project is expected to contribute to strategic objectives.
– clearly defined inputs, activities, outputs and anticipated outcomes, ensuring that factors
such as displacement and deadweight have been considered.
– benefits that exceed the costs of intervention using appropriate value for money metrics.
– appropriate consideration of deliverability and risk along with appropriate mitigating action
(the costs of which must be clearly understood).
●

Financial Case – this case presents a standard appraisal of financial implications of the
Shrub Hill Regeneration project which include budgets, cash flow, and contingencies.

●

Commercial Case – this case demonstrates the commercial viability and contractual
structure for the Shrub Hill Regeneration project, including procurement where applicable.

●

Management Case – this case outlines the manner in which the Shrub Hill Regeneration
project is going to be delivered.
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2 Strategic Case
2.1
2.1.1

Introduction
Purpose of the Strategic Case

The Strategic Case sets out the justification and rationale for making an intervention. This
justification is based on the need to address specific challenges and how the potential benefits
resulting from the intervention meet these challenges.

2.2

Case for change

Worcester lies at the heart of both the county of Worcestershire and the wider West Midlands
region. It serves a wide rural hinterland and is the economic, administrative and cultural centre,
as well as a substantial portion of midlands region. The cathedral city’s iconic aesthetic has
been shaped by its unique history, comprising Anglo-Saxon fortifications, Tudor streets and
ubiquitous 18th century industrial architecture. Set on the River Severn and surrounded by
beautiful countryside that includes the Malvern Hills – an Area of Outstanding Natural Beauty –
Worcester is enriched with natural capital.
The city is home to several successful national and international companies and offers excellent
access to the national transport network, which reinforces its status as a sub-regional economic
hub. Building on the success and opportunities enjoyed by the city, the Worcester Towns Deal
programme focuses investment to support regeneration by developing the higher education
offer, local skills and businesses as well as physical connectivity. A number of projects have
emerged across the city to deliver these objectives.
The Shrub Hill Quarter (see Map 2.1) was central to the historic, industrial development of the
city, with its connection to Worcester and Birmingham Canal (completed in 1815) and latterly
Shrub Hill Station (and associated rail-links from 1850) creating a hub of nationally significant
light industry that persisted into the 20th century. Today, as the city is less focussed on light
industrial activities, the area has suffered from high building vacancy rates and increasing
dilapidation.
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Map 2.1: Shrub Hill within Worcester

Source: Shrub Hill Spatial Blueprint 2022

The growth of the city has historically been through large-scale suburban extensions, rather
than repurposing underutilised areas within the city. Examples of successful recent
developments that have focused on the transformation of former industrial areas, such as at
Diglis Water, illustrate the potential for investment to alter perceptions of an area and symbolise
change.
The Shrub Hill Regeneration project forms part of a wider package of phased development at
the edge of the inner-city northern periphery designed to improve the accessibility and
perception of a more rundown and visibly tired area. This wider opportunity area occupies a
20ha plot and constitutes an important gateway for locals and visitors.
The Lower Yard area (see Map 2.2) – the principal focus of the first phase of the Shrub Hill
Regeneration project – is partially occupied and buildings are of poor quality. The location has
huge potential for higher value jobs and land uses being both on the canalside and adjacent to
a potential active travel route (currently inaccessible to the public) from Shrub Hill train station to
key city centre retail and employment areas. The poorly maintained and underdeveloped
buildings create an environment that is not in keeping with the Cathedral City status and
abundance of heritage assets and natural capital. The station is only 0.5 miles from the
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Cornmarket on the edge of the pedestrianised city core, yet the environment and unwelcoming
and unintuitive route creates a perception of disconnection.
Map 2.2: Shrub Hill Opportunity Area

Source: Shrub Hill Spatial Blueprint 2022

The site size, location, and strategic connectivity creates significant potential for repurpose; it is
a regionally significant regeneration opportunity that could underpin and catalyse the long-term
vitality, growth, and identity of Worcester as both a place to live and work.
Moving away from Shrub Hill as an area of light industrial low-rent uses towards a destination as
a mixed-use centre of innovation, offices and housing by addressing private investment market
failures can unlock the area’s untapped potential to drive regeneration.
Public Realm and Accessibility
At present Shrub Hill suffers from a poor sense of place due to a sub-optimal physical
environment and public realm. The area is dominated by highway infrastructure, dilapidated and
low vacancy industrial units, limiting the sense of arrival to the city and creating poor, unintuitive
legibility to Worcester’s historic and retail core. These issues are compounded by vehicle traffic,
narrow pavements, constrained pedestrian crossings and severance caused by the canal and
highways in the area.
At present, the Cromwell Street pedestrian access across the canal is severed by the bus depot
and therefore there is no direct and legible route from the station into the city centre. This
typifies the pedestrian environment around Worcester Shrub Hill, which according to the City
Centre Masterplan (2019), is often lacking, with “illegible and largely severed thoroughfares”
and “limited wayfinding and lack of safe and direct routes”. The lack of permeability for
pedestrians and cyclists throughout the city centre negatively impacts the experiences of both
residents and visitors and hinders potential regeneration efforts within the town centre by
constraining footfall. Insufficient active travel (walking and cycling) infrastructure – which is
being targeted with investment as part of Worcester’s Town Investment Plan – hinders wider
access and permeability to the city centre.
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Most of the public realm within the study area is shaped by car parking, logistical and traffic
management considerations. There are no formal public spaces for people to spend time in; the
canal towpath and a small, grassed area where the Shrub Hill loop joins Shrub Hill Road being
the only notional areas for people other than footways.
In addition, the area does nothing to utilise Shrub Hill Quarter’s concentration of industrial
heritage assets that include the Engine Works, Isaac Maddox House, Vulcan Iron Works and a
number of small structures (buildings or elements in the public realm including ‘leftover’ railway
tracks and walls).
The current poor quality of public realm and pedestrian accessibility is not befitting of
Worcester’s ambitions as an attractive, growing city. Enhancing the public realm alongside
planned, complimentary investments at and around station would transform the arrival
experience for both visitors and residents of Worcester and strengthen the link between the rail
station and city centre.
Maximising Impacts of Wider Investments
The need to address the issues identified above are made more urgent by the wider investment
being delivered in Worcester City Centre over the coming years. The Shrub Hill Station
Masterplan (prepared for Worcestershire County Council in 2017) aims to support economic
growth within Worcester, through the creation of a high-quality, fully accessible railway station
that acts as a vibrant and modern gateway into the city.
The Network Rail Long Term Planning Process (LTPP) expects that demand through the station
will double by 2043/44. The train service enhancements proposed aim to stimulate a step
change in patronage through the introduction of direct, regular and fast services to the key
economies of London, Oxford, Thames Valley and Bristol.
The masterplan looks to address issues presented by the two existing buildings located within
the station forecourt (which adjoin the Upper Yard and have a line of sight to the Lower Yard);
the single storey building currently occupied by an NHS technical services department and
Elgar House. It supposes that both buildings are demolished. Further forthcoming private mixed
use development proposals for Sherriff Street indicates the importance of Shrub Hill as a critical
opportunity for the sustainable transformation of Worcester.
Map 2.3: Shrub Hill Opportunity Area
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Source: Shrub Hill Spatial Blueprint 2022

Sherriff’s Gate, on the east side of the station, is an urban renewal and regeneration scheme in
4 phases for mixed use development, including a 200-bed hotel, residential apartments, leisure,
retail and B1 office space.
Town Centre Vitality
As with many cities across the UK, Worcester has seen a decline in retail activity within the city
centre that has been driven by the increasing use of the internet for shopping and the growth of
large, out of town retail parks. The challenge faced by towns and cities across the UK was
further exacerbated by the COVID-19 pandemic and the restrictions that were introduced as a
result of the pandemic.
High streets and cities with a wide choice of retail services alongside well-designed and planned
residential and office space have been more resilient to these changes and are adapting more
successfully. In contrast, towns and cities that have relied heavily on traditional retail without
sufficient office space and housing surrounding the high street have found it harder to adapt.
As such, repurposing large areas / building for residential and office uses has been an effective
way to support local development objectives. As a key population centre in South
Worcestershire, Worcester has many quality suburbs and peripheral residential areas, but there
has been little residential growth in the city centre.
The demand for housing is evidenced2 by these successful urban extensions to the south and
west which have served significant population growth. The physical constraints of the city have
meant the insufficient land have been available to meet all development needs, especially
housing.
Worcester has also been largely overlooked by the commercial development sector. There has
been limited private sector investment in the city centre, particularly in the office sector, since
the 1980s. The scant investment has meant the city has little modern, purpose-built commercial
floorspace making it difficult to draw in prospective private investors. This has been a major
barrier for new and small enterprises locating in Worcester.
The space limitations and poor office stock creates a cyclical loop that means achievable rental
values are not at a level to viably deliver new-build office development without public sector
involvement3.
Repurposing the large industrial buildings would be prohibitively expensive for developers to
undertake. Public investment would simultaneously safeguard these locally listed heritage
assets and create visitor footfall and countenance the dated office stock, attracting high value
professional services. Similarly, as smaller businesses and start-ups require flexibility,
enterprise space would help introduce a much-needed dynamism to the city centre.
An increase in activity enabled by a clear route into the city centre and a sense of place can
increase revenues for existing businesses and enhance the business environment of the city,
attracting new businesses to the city, bringing with them employment and further expanding the
offer as a destination to visitors and prospective residents.
2.2.1

Future needs, barriers and opportunities

The project will address barriers and create opportunities with respect to:
●

Improving Worcester’s perception and ‘brand’

2

Worcester Town Investment Plan - Market Report, Aspinall Verdi, 2021

3

Ibid.
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– Shrub Hill has a rich history of manufacture and innovation and some fine examples of its
former industrial revolution era still survive, which, with investment, could become an
impressive gateway to the city and canal with residential and commercial development
alongside regeneration of the environment around the station.
– Improved safety, legibility and the overall appearance of the city centre, as well as
drawing people down these lanes to the businesses located along them.
– Prior to COVID-19, Worcester’s visitor experience was attracting a high proportion of
‘day-trippers’ relative to long stay visitors who on average spend less in the local
economy. Interventions that attract visitors and promote Worcester’s important heritage
stories and improve the quality of adjacent perceptions of the city centre as a place to
visit.
●

Diversification of the city centre offer
– Worcester’s reliance on the retail sector (both for visitors and as a source of employment)
will be severely impacted by changing trends in this sector. The city centre needs to be
able to adapt and provide a platform for higher value sectors such as professional
services. Encouraging more professional firms to establish or remain in the town by
creating fit-for-purpose flexible commercial space links with the expanding educational
offer.
– Leisure offer will be more resilient through increased numbers of residents living locally
as well as more employment worker related spend in the city centre.

2.2.2

Market failure and the influence of COVID-19

In addition to the challenges noted above, the impact of Covid-19 has also increased pressure
on the need for intervention in the Shrub Hill Quarter.
Investing in the public realm is seen by the Project Sponsors as a vital component to support
the city centre’s resiliency. Through physical improvements to the public realm, greater
residential and commercial premises offer, it is anticipated that the perception of the city centre
will recover from the impacts of Covid-19 and encourage the private sector to invest in city
centre premises. This project will therefore form a component of necessary steps to help
support Worcester’s economy as part of its recovery from Covid-19.
The long-running underinvestment by the private sector in the Shrub Hill Quarter is a sign of a
market failure, whereby the private sector fails to invest in assets such as public realm, as they
cannot capture the benefits themselves, meaning much of their investment would not be directly
recovered by them. Businesses invest in their own premises, meaning any units not currently
occupied are subject to further deterioration, to the detriment of the city centre, including the
public perception of a key gateway to Worcester.
Additionally, during Covid-19 lockdowns, Worcester like other areas across the country saw a
step-change in active travel. Like elsewhere across the county, higher numbers of residents in
Worcester have chosen to walk and cycle as well as use other forms of non-motorised forms of
transport during the Covid-19 lockdowns. In part this reflects a temporary change of behaviour
among those working from home, but also reflects a renewed emphasis on the health benefits
of active travel.
The national government has referred to this trend as an “active travel boom” and there is now
an increased appetite among residents in Worcester to walk and cycle as evidenced by the
success of locals such as Diglis Bridge; forging more integrated links at Shrub Hill station
provides an opportunity to intervene, and help maintain this level of interest and ensure people
have the choice to take short journeys on foot or by bike, rather than use motorised forms of
transport.
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The proposed investment will address the twin challenges of the legacy of underinvestment in
Worcester’s Shrub Hill area by the private sector and poor accessibility. These market failures,
which manifest themselves in the high number of vacant units and low footfall, combine to
undermine the experience, growth, and future sustainability of the town centre.

2.3

Policy alignment

Table 2.1: Shrub Hill Regeneration – alignment with wider policy
Policy document
details

Description of policy document

Building Back Better: Our
plan for growth, HM
Treasury, 2021

This plan is a publication setting out
the government’s plans to support
economic growth through significant
investment in infrastructure, skills and
innovation.

Alignment with Shrub Hill Regeneration
for Health and Wellbeing project

National Policy alignment
●

●

Towns Fund Intervention
Themes

Fixing our broken housing
market

Towns Deal prospectus

From a national perspective the UK
Government’s housing policy is set out
in its policy paper ‘Fixing our broken
housing market’. The Government’s
Housing White Paper defines the
proposals with four steps that will help
achieve the overriding objective of
boosting the new housing supply and
delivering ‘between 225,000 and
275,000 homes every year’.

One of the key areas of focus for the
Government to drive growth is to support the
mission of Levelling Up – ensuring issues
relating to geographic disparities in key
services and outcomes, like health,
education, and jobs are tackled.
Creation of office space, good quality
residential units and public realm will help
attract business to locate to Worcester and
encourage inward investment

●

This project will support two themes: Urban
regeneration, planning and land use, and the
Local Transport: Developing local transport
networks by reducing congestion, promoting
active travel, and increasing use of public
transport by enhancing the public realm.
These measures will result in a townscape
that is more attractive and more accessible to
residents, businesses and visitors.

●

The proposed housing development will help
to contribute to the national housing policy by
helping to achieve national objectives for
increasing housing supply through the
provision of additional housing units of
different tenures.

Regional Policy
Building a connected,
creative dynamic economy
for all: Worcestershire’s
Plan for Growth 20202040, Worcestershire
LEP, 2020

This plan is a publication setting out
Worcestershire Local Enterprise
Partnership (WLEP) 2040 vision for
the county that will create a
connected, creative and dynamic
economy for all.

●

The plan for growth looks to affect an
additional 11,500 jobs, with quality, creative
arts-focused employment being a key
aspiration in the delivery of £1.3 billion GVA
per year by 2030.

Midlands Engine (2017)
Midlands Engine
Strategy31

This plan introduces the Midlands
Engine Strategy, a plan looking to
bring together the strengths of the
region and deliver growth

●

Enhancing Quality of Life is key to attracting
and maintaining skill workers who can drive
productivity and growth.

●

Prioritised investments include multi-modal
enhancements on all the remaining key radial
and orbital transport corridors in Worcester
City, additional walk and cycle route
enhancements, the upgrade of Worcester
Shrub Hill station, introducing Smarter
Choices (Choose How You Move) measures
at all new developments.

●

Targets a mixed and affordable housing stock
across the county to meet the demands of the

South Worcestershire
Development Plan
(SWDP)

Worcestershire Local
Enterprise Partnership
(2020), Worcestershire’s
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Policy document
details

Description of policy document

Plan for Growth 2020 –
2040

connected, creative and dynamic
economy for all.

Alignment with Shrub Hill Regeneration
for Health and Wellbeing project

●

local economy and attract key sector workers
and a younger skilled workforce
The LEP are looking to decarbonise transport
sector, contributing to the Government’s
target of net-zero carbon by 2050.

Local Policy
Worcester City Council
(2019), City Centre
Masterplan

This document creates a city centre
masterplan to 2040, centring
Worcester as a healthy city where
people want to live, work, and invest.

●

●

Worcester City Council
(2016) Worcester City
Plan 2016-202134

This plan is a publication setting out
Worcester City Councils ambitions to
create a successful, vibrant and
sustainable Worcester.

●

●

Shrub Hill is one of the main targets for
redevelopment into a new high-quality office
quarter, with employment-led mixed use,
residential offers and integration with the train
station
A high-quality experience for people to walk
and cycle around the city, creating a safe and
healthy environment and improving the
reputation of the city
Creating stronger and connected
communities through an accessible city where
communities can thrive
Having a wide mixture of good quality housing
provision to suit the full range of needs

Source: See Policy document details column

2.4
2.4.1

Vision
Alignment with Worcester Town Investment Plan vision

The Worcester TIP outlines an overarching vision which has been collaboratively developed by
Worcester Town Deal Board, which represents the public, private and voluntary sectors
alongside wider stakeholders in the local community. This vision is built on three ambitions,
which lie at the heart of the investment approach and are expected to drive positive outcomes:
●

An Economically Diverse City.

●

A Connected City.

●

A City Built on Quality of Place.

The Shrub Hill Regeneration project will play a crucial role in realising the vision of the
Worcester TIP and will specifically contribute towards the ambition to create “An Economically
Diverse City” and “A Connected City”. This project will do so by contributing towards the specific
objectives to:
●

Supporting our businesses to create employment opportunities in leisure, tourism, precision
engineering, manufacturing, health, and education.

●

Increasing business growth and enterprise across the city with a focus on Shrub Hill.

●

Improving transport links to connect communities to opportunities, particularly focused on our
areas of need.

●

Improving physical and digital access to services e.g. health, skills, training.

●

Making the most of regional connectivity at Shrub Hill – to support indigenous growth, attract
inward investment, develop tourism and support the visitor economy.

2.4.2

SMART objectives related to the specific project

The SMART objectives identified for the Shrub Hill Regeneration project include:
●

Delivering 100 new homes by 2027.

●

Delivering 4,922m² of high-quality business space by 2027.

●

Unlocking 1.55ha of remediated land (including public realm) by 2027.
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●

Delivering 2,000m² of new / upgraded walking & cycling infrastructure and public space by
2027.

●

Supporting the creation of 400 new jobs via the unlocking of significant amounts of
commercial floorspace in Worcester by 2027.

●

Creating the opportunity to deliver flexible office space for existing and new businesses to
occupy by 2027.

●

90 new car parking spaces to support commercial and residential uses on site

2.4.3

Measures of success

Beyond achieving the SMART objectives set out above, the measures of success for the Shrub
Hill Regeneration project also include:
●

Increased footfall and visitor numbers due to improvements in walking and cycling
infrastructure.

●

Increased employment opportunities in Shrub Hill area through new jobs & creation of
floorspace for new enterprises/start-ups.

●

Improved housing offer in Shrub Hill.

●

Increased land values around the station.

●

Improved perception of the Shrub Hill area for residents, employees and visitors.

2.5

The proposed investment

2.5.1

Baseline and potential options

The elements of the proposed project (the preferred option) are set out in Table 2.2. There are
two options considered for delivering the Shrub Hill Regeneration project which are covered in
more detail in the Economic Case and are linked to the spatial extent and pace of development
on the site.
Table 2.2: Shrub Hill Regeneration – potential options
Option

Description of option

Conclusion

Option 1 – Do Nothing

This option refers to no renovation of the
old bus depot, Isaac Maddox house or
public realm improvements.

This option has been considered
unacceptable by Worcester City Council due
to the falling visitors’ numbers, poor
business dynamism and poor perceptions of
the gateway.

Option 2 – Do
Something - Delivery of
Isaac Maddox House,
and public
improvements

This option refers to the delivery of Isaac
Maddox House, renovation of former bus
depot façade and public improvements
However, this will only be viable with full
funding from the Towns Fund.

This option does meet the future
requirements of Worcester City Council but
without the Towns Fund funding there are
expected to be significant delays with the
delivery of the project.

2.5.2

Project risks, constraints, and interdependencies
2.5.2.1

Risks

The table below sets out the top risks for development of the Shrub Hill Regeneration project
detailed within the risk assessment. Further detail on risk is set out in the Management Case.
Table 2.3: Shrub Hill Regeneration – Key risks
Risk
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Covid
The programme, cost and
design

Programmes delay and unknown cost ●
impact. Covid has already impacted
upon ability to undertake building
surveys.
●

Critical path supply chain
being adversely affected

Programme delay and unknown cost
impact.

●

●

Essential to monitor Government and society
regulations and market impact on safety,
health, welfare and materials and maintain
continual dialogue with all parties to reduce
impact.
Covid clauses will be included within any
Contracts
Monitoring of the critical path supply chain
and expert sub-contractors as part of design
and procurement process. Mitigated in part
by Covid specific clauses included within the
Contracts.
Further due diligence and advanced
procurement strategy.

Funding
Funding is not secured to the Programmes delay due to variables in ●
level or timescale expected agreed project budget and element
costs.

A defined timescale and cost information to
achieve approval for the next stage.

Unable to secure funding for Less likely to secure train connectivity ●
Phase 1 Shrub hill station
developments

Subject of a Levelling Up Fund application

Isaac Maddox House funding Unable to deliver Towns Fund outputs ●
not sufficient to deliver
preferred scheme

Contingency to be built into costings or
scope reduced accordingly.

●

Contingency to be built into costings or
scope reduced accordingly.

●

Continual discussions and close liaison with
to speed up approvals process. Initial
discussions have taken place and precommencement decisions discussed.

Rising Construction costs
Insufficient funding to progress
exceed Preliminary costings Programme
used to secure funding
Statutory Approval Planning
Planning Conditions are not Delays will impact on occupation.
discharged in a timely manner

Policy SWDP44 of South
Significant infrastructure works required ●
West development Policy
to facilitate the development
highlights limited capacity at
Worcester Bromage Road
sewerage works (the
assumed sewerage network
for the Quarter)

Consultation with STW at early stage to
understand capacity vs development plans

Completion
Delay of surrounding delivery That handover is delayed.
due to external factors

●

The project board monitors the progress at
each monthly review.

Source: Worcester City Council

2.5.2.2

Constraints and interdependencies

At this stage the Shrub Hill Regeneration project is currently not dependent on any other
scheme or programme being delivered in Worcester. The key constraints of the project include:
●

Canal Bridge and public realm along Cromwell Street and Shrub Hill Road – Works will
need to be delivered on time to ensure that disruption to road users, commuters and local
communities is kept to a minimum.

●

Utilities status checks – Capacity of drainage/utilities to support future development in area
unknown

●

Development of a locally listed building – Isaac Maddox House is a locally listed building
in Worcester. Although Listed Building consent will not be required for any alterations,
proposals will need to be sensitive to the building’s architectural value
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2.5.3

Description of project

Shrub Hill currently is a poor gateway for those arriving in the city by train. Investment through
the Towns Fund will have a significant impact, addressing negative perceptions engendered by
dilapidated buildings and poor connections. The vision for Shrub Hill, within the Worcester City
Centre masterplan, is to deliver a new high-quality mixed-use quarter for the city. The key
interventions are:
●

Public Realm – 2,000m² of high-quality public realm following the line of Cromwell Street
from Shrub Hill Road to Pheasant Street to provide a new connection between the Shrub Hill
Railway Station and the Shrub Hill Regeneration area and onward to the city centre. This
supports the future transformation of adjoining currently poor-quality sites to residential. This
will also include the aesthetic treatment of the bus depot garage canalside façade to improve
the marketability of the development site on the opposite side of the canal.

●

Enterprise Centre (Isaac Maddox House) - this 1.15ha site will be regenerated to include a
4,922 m² Enterprise Centre and c.100 new homes. The centre will act as a catalyst to
business start-up and growth, providing a range of co working plus individual business
spaces alongside a training and business hub that helps residents and small businesses
develop business ideas into real opportunities. As a public asset the City and County
Councils will seek a manager / partner to deliver enterprise skills training alongside the
physical business space thus creating a centre for enterprise in this regenerated quarter of
the city adjacent to strategic rail links. The housing proposals to the rear of the site will
complement the new environment along the canal corridor linked to the city centre by new
public realm.

To enable this process the County Council have acquired 4ha of land adjoining Shrub Hill
station including the Isaac Maddox House site to support the regeneration of the area and
secured £0.8m of Getting Building funding and £0.985m of Brownfield Land Release Fund to
support station regeneration and connectivity in addition to site preparation for the Lower Yard
development.
The Lower Yard Development area (Including Isaac Maddox House) is shown in Figure 2.1. The
Public Realm improvements will provide an enhanced route from Shrub Hill Road opposite the
railway station, down Cromwell Street to the canal bridge and provide a new direct route from
here to Pheasant Street and into St Martins Quarter. This provides a central spine of
connectivity for the early and future phases of regeneration as illustrated in the figure below.
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Figure 2.1: Bus Depot and Lower Yard Development areas

Source: Shrub Hill Blueprint

2.5.4

Project theory of change

A detailed depiction of how this project will help achieve the objectives of the Shrub Hill
Regeneration project, and link with wider vision and objectives of the Worcester TIP alongside
other broader policy objectives, is set out in the project theory of change model below.
Following Magenta Book best practice the Theory of Change sets out the contextual challenges
faced by the Shrub Hill Quarter. The required inputs set out the specific items required for
delivery of the scheme including funding, stakeholder support and design expertise. Outputs
describe clearly how the Towns Fund money will be spent and the tangible deliverables of the
project within the scope of the Shrub Hill Regeneration project. Those outputs will then deliver
outcomes which are the measurable results expected to arise from completion of the Shrub Hill
Regeneration project.
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Figure 2.2: Theory of Change
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Expected outputs and outcomes

The anticipated outputs for the Shrub Hill Regeneration project are as follows:
●

Deliver 100 new homes.

●

Deliver 4,922m² of high-quality business space.

●

Unlock 1.55ha of remediated land (including public realm) by 2027.

●

Deliver 2,000m² of new and upgraded walking and cycling infrastructure and upgraded public
space.

●

90 new car parking spaces to support commercial and residential uses on site

The anticipated outcomes for the Shrub Hill Regeneration project are as follows:
●

Creating 400 new jobs.

●

Creating flexible office space.

Funding from the Towns Fund is key to achieving all these outcomes, as all depend on the
construction of key infrastructure.
2.5.6

Expected different impacts by protected characteristics and/or income groups

At the time of writing a full equality impact assessment for the impact on those with protected
characteristics has not been completed. This will be completed during the detailed design
stage.

2.6
2.6.1

Stakeholders
List of key stakeholders and their role or interest in the project

The table below presents the key stakeholders for the Shrub Hill Regeneration project and
details concerning their role in the delivery and interest in the project. A more detailed
explanation of the roles and responsibilities of the various originations is provided the
Management Case.
Table 2.4: Key stakeholders for the Shrub Hill Regeneration project
Key stakeholder

Role

Interest in the project

Worcester MP – Robin Walker

Project supporter

Project supporter

Worcestershire County Council

Senior responsible Owner /
Landowner

Project delivery body

Worcester City Council

Accountable Body

Project delivery body

Worcestershire Local Enterprise
Partnership

Stakeholder

Project supporter

2.6.2

Summary of engagement to date and evidence gathered

Worcester’s Towns Fund Board has driven development of the Town Investment Plan (TIP).
The board determined the direction of travel, strategy and ultimate vision for the TIP, which
included the Shrub Hill Regeneration project. The Members of the board include Worcester City
Council, Worcestershire County Council and several additional public, private and community
groups.
In support of the Worcester Town Business Plan 33 letters of support were received from a
cross-section of organisations and individuals involved in business and civic society in
Worcester, Worcestershire and surrounding regions.
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The creation of the TIP centered on stakeholder engagement, firstly through initial stakeholder
workshop, resident sessions and business sessions that helped to mold the proposed vision
and strategic objectives of the TIP. A longlist of projects was created, sourced through an online
public portal and submissions from Councilors and through the Worcester Town Board. The
177-project long list was then divided into the six Towns Fund intervention themes outlined in
the Towns Fund guidance. An initial sift of projects, removing duplication, projects considered
outside of Towns Fund scope and projects considered to have significant barriers of delivery
reduced the list to 116. A further project Packaging exercise was undertaken not only to reduce
the number of projects being considered for inclusion in the Worcester TIP but also to improve
the overall feasibility and deliverability of these projects. A final multi-criteria assessment
framework was used scoring projects based on several agreed upon critical success.
For the final intermediate list of 19 projects, feedback from residents and business via online
engagement was used, alongside feedback from the Town Board and additional technical
assessment.
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3 Economic Case
3.1

Introduction

The Economic Case will demonstrate the public value for money of the preferred option to
society, including wider social and environmental effects. This will be demonstrated through a
review of the assumptions made at the FBC stage and a more detailed Value for Money (VfM)
appraisal of the preferred option being carried out.

3.2

Approach to Economic Case

The approach taken to the economic case is based on a combination of quantitative and
qualitative analysis designed to accurately reflect the emerging proposal for the Shrub Hill
Regeneration project. The quantitative VfM assessment focusses on capturing several core
benefits, linked directly to the project’s Theory of Change.
The quantitative analysis covers the following key metrics:
●

Monetised benefits of better streets and spaces, enabling the quality of the pedestrian
environment.

●

Land Value Uplift (LVU) of commercial and residential properties as a result of land use
change as well as the residual influence enhanced public realm exerts over existing land.

●

Quantified ‘welfare’ fiscal impact of moving locally unemployed workers into employment.

These benefits have been selected for the quantitative VfM assessment as they represent the
core impacts of the scheme and can be reliably quantified. Additional benefits such as the
impact of perception, health benefits of encouraging active travel and reduced highway
congestions will be captured qualitatively at this stage of project development.
The quantitative assessment has an appraisal period of 30 years and is in 2022 prices. For all
benefits and all costs, the standard HMT Green Book discount rate of 3.5% is applied.
Each benefit has been assessed using methodologies and values (where available) from the
appropriate UK Government department. Detail on the methodologies used to capture each
benefit it set out in the economic benefits section below.
3.2.1

Options appraisal

The development of Shrub Hill Regeneration project has been the subject of a robust options
appraisal process as part of the development of the Shrub Hill Spatial Blueprint 2022. This was
undertaken to address the unique requirements, constraints and opportunities presented by the
wider redevelopment of the area.
The design and optioneering processes aimed at securing the greatest benefits and stakeholder
consultations to ensure that the needs of local residents, community groups and other
stakeholders were being met by the designs. For the purposes of this business case, only 2
options were considered practically viable – these are outlined in the table below.

100103017 | 1 | A | May 2022

25

Page 40
Mott MacDonald | Worcester Town Investment Plan Stage 2
Shrub Hill Regeneration Full Business Case

26

Table 2.5: Options considered
Option considered

Description of option
considered

Conclusion on option
considered

Option 1 – Do Nothing

This option refers to no renovation of
Isaac Maddox house or public realm
/ pedestrian accessibility
improvements.

This option has been considered
unacceptable by Worcester City
Council due to the falling visitors’
numbers, poor business dynamism
and poor perceptions of the
gateway.

Option 2 – Do Something

This option refers to the delivery of
Isaac Maddox House, renovation of
former bus depot façade and public
improvements. However, this will
only be viable with full funding from
the Towns Fund.

This option does meet the future
requirements of Worcester City
Council but without the Towns Fund
funding there are expected to be
significant delays with the delivery of
the project.

3.3

Economic benefits

As set out above, the quantitative VfM appraisal of this project focusses on 2 core metrics,
these are:
●

Land Value Uplift

●

Valuing Urban Realm Toolkit

●

Labour Supply Benefit

The relevance of each of these benefits and how they have been quantified is set out below.
3.3.1

Land Value Uplift

The MHCLG Appraisal Guide suggests that the benefit to those occupying new residential
accommodation is best quantified through measuring the change in the land value of a site.
Therefore, as part of the economic modelling, consideration has been given to the LVU
associated with the residential property creation component of the intervention. LVU analysis
quantifies the change in the value of the land from its current use to its future use as a result of
an intervention. In this case therefore we have sought to capture the uplift in land value in
aggregate by comparing the land value between the Do Nothing (Option 1) and the Do
Something (Option 2) scenario. The land value is calculated by the following equation:
𝐿𝑎𝑛𝑑 𝑉𝑎𝑙𝑢𝑒 = 𝐺𝑟𝑜𝑠𝑠 𝐷𝑒𝑣𝑒𝑙𝑜𝑝𝑚𝑒𝑛𝑡 𝑉𝑎𝑙𝑢𝑒 (𝐺𝐷𝑉) − (𝐷𝑒𝑣𝑒𝑙𝑜𝑝𝑚𝑒𝑛𝑡 𝑐𝑜𝑠𝑡𝑠 + 𝑓𝑒𝑒𝑠 + 𝑝𝑟𝑜𝑓𝑖𝑡)
LVU captures the net private benefits of a development by calculating the land value before and
after an intervention in its current and future use. The difference between the calculated current
and future land value represents the uplift attributable to the scheme and is calculated by the
following equation:
𝐿𝑎𝑛𝑑 𝑉𝑎𝑙𝑢𝑒 𝑈𝑝𝑙𝑖𝑓𝑡 (𝐿𝑉𝑈) = 𝐿𝑎𝑛𝑑 𝑉𝑎𝑙𝑢𝑒 (𝑓𝑢𝑡𝑢𝑟𝑒) − 𝐿𝑎𝑛𝑑 𝑉𝑎𝑙𝑢𝑒 (𝑐𝑢𝑟𝑟𝑒𝑛𝑡)
This methodology has been applied for both the residential and commercial floorspace for the
do something scenario. In the absence of a detailed development appraisal, existing and future
land values has been taken from MHCLG Land Value Estimates for Worcester. In accordance
with appraisal guidance, for the purposes of the LVU assessment in the Economic Case,
residential land values have been calculated excluding affordable housing requirements to
provide values for appraisal which reflect the full value to society of new housing.
In calculating land value uplift, a 5% per annum increase in land values has been assumed.
This is in line with the MHCLG Appraisal Guide, which identifies a 20-year average annual
growth in residential land values of 7%. The 20-year average growth in general inflation is 2%.
Therefore, the average annual real terms growth in residential land values is 5%. All
assumptions for commercial and residential land value uplift are presented in Table 2.6
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Table 2.6: Land Value Uplift Assumptions
Assumption

Level

Justification

Discount rate

3.5%

This is a public sector discount rate which adjusts for social time preference (defined
as the value society attaches to present, as opposed to future, consumption). This is
compliant with HM Treasury Green Book guidance

Deadweight

0%

The analysis of a do minimum option account for any deadweight impacts

Displacement

15%

Displacement is considered to be low (20%), given the high level of housing demand
within Worcester and constrained supply.

Land Value
Appreciation

5%

This is in line with the MHCLG Appraisal Guidance, which identifies a 20-year
average annual growth in residential land values of 7%. The 20-year average growth
in general inflation is 2%. Therefore, the average annual real terms growth in
residential land values is 5%.

Residential Assumptions
Industrial land
value per SQM

£77

This is the land value per hectare of Industrial land for Worcester. This has been
sourced from MHCLG 2021 land value estimates for policy appraisal using VOA
data. This has been applied to estimate the current use value of all residential sites
identified and is presented in 2022 prices.

Residential land
value per SQM

£288

This is the land value per hectare of residential land for Worcester. This has been
sourced from MHCLG 2021 land value estimates for policy appraisal using VOA
data. This has been applied to estimate the future use value of all residential sites
identified and is presented in 2022 prices.

Commercial Assumptions
Industrial Land
Value per SQM

£77

This is the land value per hectare of Industrial land for Worcester. This has been
sourced from MHCLG 2021 land value estimates for policy appraisal using VOA
data. This has been applied to estimate the current use value of all residential sites
identified and is presented in 2022 prices.

Office Land Value
per SQM

£229

This is the land value per hectare of Office land for Worcester. This has been
sourced from MHCLG 2021 land value estimates for policy appraisal using VOA
data. This has been applied to estimate the future use value of all residential sites
identified and is presented in 2022 prices.

Source: Mott MacDonald

The result from the residential and commercial Land Value Uplift analysis are shown in Table
2.7 and Table 2.8. A total of £1.8m net additional LVU benefit related to the residential
developments will be achieved in addition to a £0.7m uplift for the commercial floorspace.
Table 2.7: Residential Development LVU Results
Site

No. of Dwellings

Net Additional benefits

Lower Yard

100

£1,802,459

Source: Mott MacDonald

Table 2.8: Commercial Development LVU Results
Site

Sqm

Net Additional benefits

Lower Yard

4,922

£674,751

Source: Mott MacDonald

3.3.2

Valuing Urban Realm Toolkit

Public realms benefits, through the Valuing Urban Realm Toolkit (VURT), have been assessed
for the Shrub Hill regeneration area. VURT has been developed by Transport for London (TfL)
to quantify the uplift in the value of existing businesses within an area by applying an uplift to
the rateable values of those businesses in proportion to the scale of the enhancement to the
public realm.
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The logic underpinning the VURT assessment is that an improved streetscape, with better
lighting with a higher quality environment and a greater sense of personal security improves the
attractiveness of an area and increases footfall in that area. The increased footfall and
attractiveness of the area adds value to businesses whose customer base on the location of
their premises increases, making the businesses more valuable.
Based on research undertaken by TfL, a 1.22% uplift for each stepped increase in quality that is
ascribed to the public realm enhancements being proposed in a scheme is applied to the
current rateable value of each retail business assessed to be directly impacted by the
enhancement to the public realm. Similarly, a 1.62% uplift is used for residential enhancements.
The process applied is as follows:
1. Assessment of the existing streetscape quality using a Pedestrian Environment Review
System (PERS) review.
2. Assessment of the future streetscape quality arising from the proposed scheme (plan-based
PERS assessment).
3. Valuation of the change in streetscape quality between the existing (Baseline) situation and
the future (Scenario) situation through application of rateable values to monetise all user
benefits.
4. Annualization of user benefits to calculate the overall benefit from the lifetime of the scheme
in terms of public realm improvements.
A Pedestrian Environment Review System (PERS) assessment has been undertaken on the
following four parameters:
●

Lighting

●

Personal security

●

Quality of environment

●

Maintenance

The scoring framework ranges from -3 (lowest) to 3 (highest) and for every increase an
additional 1.22% or 1.62% uplift is applied for commercial and residential properties,
respectively. For the VURT analysis, the project team applied the following scores and uplift to
each of the public realm interventions.
Table 2.9 shows the results from the VURT analysis for the commercial and residential
properties. All values have been discounted at 3.5% over a 30-year appraisal period as per
MHCLG Appraisal Guidance.
Table 2.9: VURT Results
Site

Land Value

Commercial Properties

£7,302,362

Residential properties

£2,936,558

Source: Mott MacDonald

3.3.3

Labour Supply Benefit

The redevelopment of the Lower Yard and public realm enhancements will create a key
gateway that will encourage people to use the space both as a way to access the city centre
from the east and as a destination in its own right. The increase in activity in this area resulting
from the scheme will generate additional spending by those using the space. In addition to the
direct jobs supported on site, an increase in local spending is expected, which will support
additional jobs in both existing businesses and new businesses that cater to the increased
demand in this area.
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The jobs and additional local spend are expected to regenerate a deprived area of the city. As
such, MHCLG guidance gives an approach for quantifying the fiscal benefits of moving locally
unemployed workers into employment related to direct and indirect activities. The guidance
utilises TAG A2.3 (Appraisal of Employment Affects) to calculate welfare impacts over and
above user benefits to the Exchequer. These are the tax revenues resulting from labour supply
impacts and can be estimated as 40% of the resultant change in GDP. This tax revenue impact
reflects both the increase in tax revenue (income tax, national insurance contributions and
corporation tax) and the reduction in out-of-work subsidies4.
As these jobs are supported on site and by spending in the local economy as a result of the
placemaking effects, these benefits will persist as long as the users numbers and the activity in
this area is maintained. The investment is expected to facilitate the employment of 400 FullTime Equivalent (FTE) employees, providing a benefit to the local economy. The key
assumptions are outlined in Table 2.10.
Table 2.10: Labour Supply assumptions
Assumption

Value

Source

Welfare Impact

40%

TAG A2.3 (Appraisal of Employment Affects) states that the valuation of the
labour supply impacts resulting from a scheme can be calculated in terms of
welfare impacts over and above user benefits to the Exchequer. These are the
tax revenues resulting from labour supply impacts and can be estimated as
40% of the resultant change in GDP.

Proportion of
employed who would
otherwise be long term
unemployed

20%

For simplicity, it is assumed that one of the four workers will be locally based in
Worcester and would otherwise be long term unemployed. This figure therefore
also accounts for deadweight, leakage, displacement and substitution which for
larger schemes would normally be appraised as separate factors.

Benefit persistence

10
years

In accordance with TAG guidance, 40% of this GVA was taken as this is
representative of the welfare gain from each job supported. As these jobs are
supported by continued spending in the local economy as a result of the
placemaking effects of the Shrub Hill gateway, these benefits will persist as
long as the users numbers and the activity in this area is maintained. However,
to ensure the impact of the project is not overstated and combat uncertainty, a
conservative approach has been taken to only include 10 years worth of
benefit.

GVA Per worker (2022
Prices)

£54,803

ONS GVA output per job for Worcestershire 2019 uplifted to 2022 using the
OBR GDP deflator.

Composite multiplier

1.29

A composite multiplier of 1.29 has been applied, in accordance with Homes and
Communities Agency’s Additionality Guide, 2014. This incorporates the likely
multiplier effects within the economy from:
●

Supply linkages due to purchases made because of the intervention and
further purchases associated with linked firms along the supply chain
(indirect effects).

●

Income or induced effects associated with local expenditure from those
who derive incomes from the direct and supply linkage impacts of the
intervention.

The multiplier models the indirect and induced economic impacts
Source: Mott MacDonald

The labour supply benefits have been appraised over a 10-year appraisal period and
discounted at 3.5% per to 2021/22 prices to align with MHCLG and HM Treasury appraisal
guidance. The results are summarised in

4

Department for Transport, TAG UNIT A2.3: Appraisal of Employment Effect, (Sept 2016). Available at:
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/556039/webtag-employmenteffects-tag-unit-a23.pdf
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Table 2.11: Labour Supply Benefits (£2021/22 prices)
Benefits

Impact (2022 Prices)

Welfare impact of Labour

£6,090,930

Source: Mott MacDonald

3.4

Economic costs

The costs of the Shrub Hill regeneration project were developed by IKS Consulting. The costs of
the scheme are based on quantities and benchmarked costs and have been assessed at a high
level. These costs are presented in real terms and have been adjusted using all-in TPI for
Capital costs and CPI for revenue costs. All costs have also been discounted at 3.5% per
annum as per the MHCLG appraisal guidance. These costs are shown in Table 2.12.
The economic costs include an optimism bias of 15%. This was selected by the project team as
this is a cautious approach to account for the high inflation rate and supply chain issues being
experienced in the construction sector. This is closer to the upper-bound (24%) optimism bias
value for standard building projects than the lower bound (2%), which can be applied at the full
Business Case stage5.
Table 2.12: Economic Costs (£2021/22 prices)
22/23

23/24

24/25

25/26

Total

Capital Costs

£374,929

£5,692,500

£3,375,121

£1,019,322

£10,461,872

Revenue Costs

£187,464

£230,000

£214,293

£24,862

£656,619

Total

£562,393

£5,922,500

£3,589,414

£1,044,184

£11,118,491

3.5

Value for money assessment

There are two key metrics set out in the MHCLG appraisal guidance that can be used to assess
quantitative element of VfM: the calculation of Benefit Cost Ratios (BCR), which simply show
the ratio of benefits to costs; and the Net Present Social Value (NPSV), which represents the
present value of benefits less the present value of costs. A BCR of above 1 and a positive
NPSV indicates that the intervention option under consideration represents VfM. The higher the
BCR, the higher the overall VfM (not taking into account non-monetised costs and benefits). The
formulae for these two metrics are shown below. The BCR is calculated using the following
formula:
𝐵𝐶𝑅(𝑖𝑛𝑡𝑒𝑟𝑣𝑒𝑛𝑡𝑖𝑜𝑛 𝑜𝑝𝑡𝑖𝑜𝑛) =

𝐵𝑒𝑛𝑒𝑓𝑖𝑡 (𝑖𝑛𝑡𝑒𝑟𝑣𝑒𝑛𝑡𝑖𝑜𝑛 𝑜𝑝𝑡𝑖𝑜𝑛) − 𝐵𝑒𝑛𝑒𝑓𝑖𝑡 (𝑑𝑜 𝑛𝑜𝑡ℎ𝑖𝑛𝑔)
𝐶𝑜𝑠𝑡 (𝑖𝑛𝑡𝑒𝑟𝑣𝑒𝑛𝑡𝑖𝑜𝑛 𝑜𝑝𝑡𝑖𝑜𝑛) − 𝐶𝑜𝑠𝑡 (𝑑𝑜 𝑛𝑜𝑡ℎ𝑖𝑛𝑔)

The NPSV calculates the difference between the net marginal benefit and the net marginal
costs:
𝑁𝑃𝑆𝑉 (𝑖𝑛𝑡𝑒𝑟𝑣𝑒𝑛𝑡𝑖𝑜𝑛 𝑜𝑝𝑡𝑖𝑜𝑛)
= 𝑁𝑒𝑡 𝐵𝑒𝑛𝑒𝑓𝑖𝑡 (𝑖𝑛𝑡𝑒𝑟𝑣𝑒𝑛𝑡𝑖𝑜𝑛 𝑜𝑝𝑡𝑖𝑜𝑛) − 𝑁𝑒𝑡 𝐶𝑜𝑠𝑡 (𝑖𝑛𝑡𝑒𝑟𝑣𝑒𝑛𝑡𝑖𝑜𝑛 𝑜𝑝𝑡𝑖𝑜𝑛)
Where:
𝑁𝑒𝑡 𝐵𝑒𝑛𝑒𝑓𝑖𝑡 (𝑖𝑛𝑡𝑒𝑟𝑣𝑒𝑛𝑡𝑖𝑜𝑛 𝑜𝑝𝑡𝑖𝑜𝑛) = 𝐵𝑒𝑛𝑒𝑓𝑖𝑡 (𝑖𝑛𝑡𝑒𝑟𝑣𝑒𝑛𝑡𝑖𝑜𝑛 𝑜𝑝𝑡𝑖𝑜𝑛) − 𝐵𝑒𝑛𝑒𝑓𝑖𝑡 (𝑑𝑜 𝑛𝑜𝑡ℎ𝑖𝑛𝑔)
And,
𝑁𝑒𝑡 𝐶𝑜𝑠𝑡 (𝑖𝑛𝑡𝑒𝑟𝑣𝑒𝑛𝑡𝑖𝑜𝑛 𝑜𝑝𝑡𝑖𝑜𝑛) = 𝐶𝑜𝑠𝑡 (𝑖𝑛𝑡𝑒𝑟𝑣𝑒𝑛𝑡𝑖𝑜𝑛 𝑜𝑝𝑡𝑖𝑜𝑛) − 𝐶𝑜𝑠𝑡 (𝑑𝑜 𝑛𝑜𝑡ℎ𝑖𝑛𝑔)

5

HMT Green Book, Supplementary Green Book Guidance, Optimism Bias, Table 1.
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The results of the VfM assessment for the preferred option are outlined in the table below. The
VfM assessment for the Shrub Hill Regeneration project shows a BCR at 1.7. This option
therefore demonstrates ‘medium’ VfM.
Table 2.13: Preferred Option Value for money, (£2021/22 prices)
Value for money analysis

Project BCR

Benefits for the BCR
LVU – Residential

£1,802,459

LVU – Commercial

£674,751

VURT – Residential

£7,302,362

VURT – Commercial

£2,936,558

Labour Supply - Welfare Impact

£6,090,930

Total benefits for the BCR

£18,790,337

Economic Costs
£10,461,872

Towns Fund Capital Exp.*
Towns Fund Revenue Exp.*

£656,619

Total cost (Towns Fund + Co-funding)

£11,118,491

Net Present Value (NPV)

£7,671,846

BCR calculation formula

1.7

Source: Mott MacDonald; *the funding allocations are linked to costs which have been discounted and adjusted with
Optimism Bias, which is why they do not exactly correlate with the actuals presented in the financial case.

3.5.1

Sensitivity analysis

Two sensitivity tests have been produced to stress test the analysis, to better understand the
assumptions that drive the benefits appraisal:
●

Sensitivity Test 1: No welfare impact of the labour supply change. This reduces the
overall NPV from £7.67m to £1.58m and provides a BCR of 1.1 which is considered low VfM.

●

Sensitivity Test 2: Increase in in Optimism Bias from project costs. – a 50% optimism
bias is applied to total CAPEX and OPEX (increasing from 15% to 50%). This significant
increase in costs reduces the BCR from 1.7 to 1.3.

Table 2.14: Sensitivity analysis (£2021/22 prices)
Core scenario

Sensitivity 1 – No
Welfare impact

Sensitivity 2 – OB
50%

LVU – Residential

£1,802,459

£1,802,459

£1,802,459

LVU – Commercial

£674,751

£658,026

£658,026

VURT – Residential

£7,302,362

£7,302,362

£7,302,362

VURT – Commercial

£2,936,558

£2,936,558

£2,936,558

Labour Supply - Welfare Impact

£6,090,930

£-

£6,090,930

Total Economic benefit

£18,807,062

£12,699,405

£18,790,337

Towns Fund Capital Exp.*

£10,461,872

£10,461,872

£13,645,919

Towns Fund Revenue Exp.*

£656,619

£656,619

£856,460

Total cost (Towns Fund + Co-funding)

£11,118,491

£11,118,491

£14,502,379

Net Present Social Value (NPSV)

£7,688,571

£1,580,914

£4,287,958

Benefit-Cost Ratio (BCR)

1.7

1.1

1.3

VfM assessment
Economic benefits

Economic costs

Source: Mott MacDonald
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The appraisal methodologies used to produce the core scenario are intentionally very cautious,
favouring to understate benefits rather than risk overstating them. They also exclude other nonmontiesed that are not practical to quantify.
3.5.2

Non-quantified benefits

In addition to the quantified benefits listed above, there is expected to be a series of nonquantified benefits. These benefits are listed in the table below.
Table 2.15: Qualitative Impacts
Benefits of reduced severance on the highway
The project will rationalise the streetscape and allow pedestrians to move more freely between the station and
the main attractions and employment centre located across the city. In removing the severance, the project will
provide some modest journey times savings to commuters in addition to enhancing perception of Worcester
among users of the space as an accessible and well-connected city centre.
Active travel public health benefits
Investing in high-quality active travel infrastructure is evidenced to have significant public health benefits. A
striking example is the Sustrans National Cycle Network: three‑quarters of a billion walking and cycling trips
made by 4.8 million individuals on the Network in 2013 generated a total health benefit worth over £800 million 6
(using the WHO Health Economic Assessment Tool)7.
At present the connection from Shrub Hill to the city centre and wider active travel network is not intuitive. The
existing wide highways and traffic-dominated streets and severance created by the canal do not suitable for
encouraging active travel.
Pedestrian movement benefits can been calculated using the Active Modes Appraisal Toolkit (AMAT), however,
primary pedestrian and cyclic data for this area are not available, which has prohibited quantification. As such,
the quantitative VfM analysis is likely understates how beneficial the scheme will be.
Benefits of increased safety and security
The intervention is anticipated to support an increase in activity in this area, attracting large numbers of people
into the area and supporting local businesses by increasing their customer base. In increasing the activity within
this area, this scheme can support passive surveillance, whereby the presence of people within the space
prevents crime and increases security by preventing the opportunity for crimes to be committed in that area. The
presence of people creates a barrier to anti-social and criminal activities as these actions generally are done in a
way that seeks to avoid detection. The passive surveillance enabled by greater activity in an area can be
significant in ensuring the area can be used by all people, including women and minority groups who
conventionally face a higher risk of being a victim of crime and abuse. The increase in activity in this area will
enable greater levels of passive surveillance which will support a reduction in the risk of crime and further
enhance the perception of the space as a destination that is welcoming to all.
An Improved perception of Worcester as a place to live and work
The Shrub Hill project will have a positive effect on the perception of Worcester. It will demonstrate that the city
supports cultural and leisure events, whilst also helping to support heritage assets and provide a broad range of
activities across many demographic groups, which will also include additional volunteering opportunities.
Additional employment as a result of improved visitor offer
The improved perception of the intervention areas could support employment opportunities as a direct result of
the scheme. This is through increased day-to-day footfall into the key areas of central Worcester. The greater
profile offered by the improved exhibitions and enhanced public realm will support increased footfall to the
surrounding areas, which could in turn lead to both a greater number of visitors and spend per visitor within
Worcester. These additional visitors will lead to greater revenues for the tourism sector and for food and
beverage businesses. This will facilitate a more supportive visitor economy space for businesses, which will
encourage an expansion of services. This could in turn lead to a greater visitor economy output in the future and,
due to the generally low barriers to entry and range of employment in this sector, employment for residents within
Worcester.

6

Sustrans, 2014 Millions of people on the move: Usage and benefits of the National Cycle Network in 2013

7

heatwalkingcycling.org/
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3.5.3

Value for money result

The quantitative component of the VfM assessment focussed on land value impacts, public
realm amenity and labour supply benefits. On this basis alone, the Shrub Hill Regeneration
project represents a ‘medium’ value for money with a BCR of 1.7 and a NPSV of £7.68m. This,
however, entirely excludes the qualitative benefits (discussed in Section 3.5.2) which were not
practical to quantify for the purposes of this business case. As such, due to the strength of these
benefits, the value for money position and investment prospect for this project is considered
good.
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4 Financial Case
4.1

Introduction

Based on the appraisal set out in the strategic and economic cases this section sets out the key
financial considerations for the preferred option for the Shrub Hill regeneration project with
Towns Fund funding. The case sets out how the project will be funded, the total costs of the
project over its implementation in the current financial year to 2024/25.
This is detailed through financial costs, revenue streams and assessments of affordability for
the intervention. This business case is seeking £10,000,000 Towns Fund grant funding to
deliver the £17,285,000 project.

4.2

Approach to Financial Case

The Towns Fund ask represents a gap funding requirement for the project based on the
estimated cost of the scheme and funding availability. As a result, the project cannot proceed
without Towns Fund grant funding.
Across the delivery period (2022/23-2024/25), an adjustment for inflation has been applied,
based on an BCIS Tender Price Index (Dec 2021). In addition, a risk adjustment has been
applied to the project costs, in most instances this is 10%, a reasonable adjustment for a project
of this size.

4.3

Costs

The total construction and programme management costs for the Shrub Hill regeneration
project, in nominal terms (including £7,285,000 of sunk costs), is estimated to be £17,285,000. It
should be noted that these costs focus on the construction phase capital management elements
of the project and exclude the operational expenditure associated with maintenance of the
infrastructure.
The operational expenditure liabilities for the facilities once constructed will be externalised to
the ultimate tenant of Isaac Maddox House. In addition, the cost of maintaining the public realm
are covered by existing budgets by Worcester City Council and Worcestershire County Council.
The annualised cost profile, including inflationary adjustments, are set out below.
Table 4.1: Annualised cost profile (Nominal), 2022/23-2025/26
Pre-21/22

22/23

23/24

24/25

25/26

Total

Canal Bridge to Pheasant Street

-

£100,000

£1,059,166

£92,166

-

£1,251,333

Cromwell Street Canal Bridge approach

-

-

£231,091

-

-

£231,091

ASDA St Martins Quarter Link

-

-

£96,288

-

-

£96,288

Bus Garage façade

-

-

£77,030

-

-

£77,030

IMH Fit for Future

-

£200,000

£3,302,673

£2,534,574

-

£6,037,248

Unit 17 partial demolition

-

-

-

£276,499

-

£276,499

Car parking surface level

-

-

-

-

£911,147

£911,147

BCIS Inflationary adjustment

-

-

£183,751

£246,760

£113,855

£544,364

Match – Land Purchase (sunk cost)

£5,500,000

-

-

-

-

£5,500,000

Match – Getting Building Fund

£800,000

-

-

-

-

£800,000

Match – Brownfield Land Release Fund

£985,000

-

-

-

-

£985,000

CAPEX

£7,285,000

£300,000

£4,949,999

£3,149,999

£1,025,000

17,285,000
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Pre-21/22

22/23

23/24

24/25

25/26

Total

OPEX (Programme Management)

-

£150,000

£200,000

£200,000

£25,000

£575,000

Total

£7,285,000

£450,000

£5,149,999

£3,349,999

£1,050,002

£17,285,000

Source: Worcester City Council

4.4

Funding and revenues

The preferred option for this project has a total cost of £17,285,000 which Worcester City
Council are asking the Towns Fund to contribute £10,000,000 which equals 58% of the total
costs. Worcestershire County Council have contributed £5,500,000 towards the purchase of the
land and buildings on the Lower Yard; £985,000 has been received from the Brownfield Land
Release Fund for the demolition of redundant buildings; and £800,000 has been contributed by
the Getting Building Fund via Worcestershire LEP for project development. Each of the nonTowns Fund match funding contributions have been expended or committed in advance of the
approval of this business case, and as such, are treated as sunk cost.
Table 4.2: Funding sources
Type

Source

Total amount

Public Sector

Towns Fund

£10,000,000

Public Sector

Worcestershire County Council

£5,500,000

Public Sector

Getting Building Fund

£800,000

Public Sector

Brownfield Land Release Fund

£985,000

Total

£17,285,000

Source: Mott MacDonald

Table 4.3: Annualised funding Profile
Pre-21/22

22/23

23/24

24/25

25/26

Total

Match – Worcestershire County Council

£5,500,000

-

-

-

-

£5,500,000

Match – Getting Building Fund

£800,000

-

-

-

-

£800,000

Match – Brownfield Land Release Fund

£985,000

-

-

-

-

£985,000

Towns Fund

-

£450,000

£5,149,999

£3,349,999

£1,050,002

£10,000,000

Total

£7,285,000

£450,000

£5,149,999

£3,349,999

£1,050,002

£17,285,000

4.5

Affordability Assessment

Worcester City Council has no resource for capital investment to support the essential
infrastructure needed to support the Shrub Hill Regeneration project. In terms of revenue
funding, the redevelopment Isaac Maddox House is expected to be self-sustaining with an
operator using private sector rent yield to maintain the property. The public realm investment,
whilst expected to reduce maintenance costs to the city and county councils in the long term,
are not considered in this business case as the costs are covered in separate highways
maintenance budgets.
The project risk register includes a number of financial risks. These are set out in the following
table.
Table 4.4: Financial Risk
Risk

Mitigation action

Progress on action

Cost estimates lead to budget
shortfall

Designs being developed to RIBA
Stage 2 to allow for more detailed
cost plans. Architect's QS engaged
to cost main and priority proposals.

Designs under development. QS
appointed.
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Risk

Mitigation action

36

Progress on action

Adequate contingency will be
included.
Structural Issues discovered causing
additional costs

4.6

No known issues exist in buildings
which are actively maintained.
Leading Architect engaged to design
proposals. Structural Engineer will
be engaged to review proposed
scope of works. Sufficient
contingency will be included in cost
plans.

Designs under development. WCC
involved.

Wider financial implications

There are no wider financial implications associated with the proposed investment.
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5 Commercial Case
5.1

Introduction

The purpose of the commercial case is to demonstrate that this project will result in viable
procurement and a well-structured deal between the project sponsor and its service providers.
This includes a review of market testing and arrangements for planned contractual and
procurement procedures.
The commercial objective of this project is to deliver the Shrub Hill Regeneration project
effectively, using an appropriate public procurement methodology to meet legal requirements,
operate a transparent procurement system and to deliver value for money.
Capital delivery of this project will be led and overseen by Worcestershire County Council, in
close collaboration with Worcester City Council as the accountable body, using established
commercial structures and approaches used by the County to deliver all its capital projects.
The sections below set out the proposed delivery model. This process will ensure the project is
governed and managed effectively and provide confidence that it will be delivered to time and
budget. While the project is multi-faceted, it is straightforward from a funding, procurement and
construction approach, with Worcestershire County Council leading delivery.

5.2

Constraints

Key constraints identified that will impact on the commercial case and delivery of this project
include:
●

Canal Bridge and public realm along Cromwell Street and Shrub Hill Road– Works will
need to be delivered on time to ensure that disruption to road users, commuters and local
communities is minimised.

●

Utilities status checks – Capacity of drainage/utilities to support future development in this
area is currently unknown.

●

Development of a locally listed building – Isaac Maddox House is on the Local List of
Heritage Assets and therefore carries with it additional planning and construction consents
that must be secured before works on the building can commence.

5.3

Commercial Deliverability

Worcester City Council is the commissioner and accountable body for this project and have
provided its approval for funding under the Towns Fund programme. Worcester City Council has
a direct role in delivering one element of the public realm link into St Martins Quarter through the
Asda Multi Storey Car Park and is represented on the Project Board and Steering Committees
where jointly it is responsible for performance management of the project with the County
Council.
Worcestershire County Council is the principal Delivery Partner for the majority of the works,
including the public realm to the east of the canal and redevelopment of Isaac Maddox House.
The County Council is responsible for the development and delivery of the project including
responsibility for the procurement and management of services.
Worcestershire County Council has established itself as a strategic commissioning organisation
that will only directly provide services where there is no viable alternative 8. Supporting this, the
8

Procurement Strategy Small infrastructure delivery DPS_Draft_20180517
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County Council has a commercial vision to "drive commercial excellence through developing an
open, challenging and pro-active culture and deploying effective commissioning strategies to
source the right service from the right provider at the right cost” 9.
The commercial strategy for this project relates to the two different aspects of the project, with
the procurement and contracting approach tailored to each package. The work packages and
the scope of works to be delivered include:
●

Public Realm and new and upgraded walking and cycle paths – the following elements
are included within the 2000m2 upgraded public realm and active travel infrastructure:
– Design of new public realm route at the intersection of Shrub Hill Road along the
Cromwell Street Link as to create a ‘gateway’ into and out of Shrub Hill from the Station to
the Town centre via St Martins Quarter.
– Construction of new public realm route as well as car parking provision of 90 spaces.

●

Enterprise Centre and residential units (Isaac Maddox House) - the following elements
are included within the 4800m2 business space package of works:
– Design works – procurement for the CAT A work only (i.e. results in a space that’s fully
functional, but empty) whereas CAT B designs and specification will be left to the
eventual operator of the building and grounds. The designer for CAT A developments will
consider aspects such as lighting, air-conditioning, toilets etc.
– Capital works – direct procurement will be for the CAT A development whereas the CAT
B works will be left to the eventual operator.
– Facility management upon completion – eventual operator will be responsible for
ensuring the building is compliant with all statutory obligations, carrying out regular
testing.

The capital delivery phase will be led by the County Council, which will apply its conventional
commercial structures and approaches to the delivery of the project. This includes the
procurement of all works required to deliver the scheme, which will be procured by County
Council through its standard procurement portal.
The procurement of services will be undertaken using an appropriate framework where
possible, including NEC3, Crown Commercial Services or the County Council’s Dynamic
Purchasing System. Procurement throughout the lifecycle of this project will be undertaken in
line with the Council’s procurement strategy and public procurement law and standards.
Table 5.1: Main components, contractor and procurement route
Component

Contractor

Procurement Route

CAT A Design (Enterprise Centre +
Residential developments)

Worcestershire County Council

Public contracts Find a Tender Service

CAT A Construction (Enterprise Centre TBD via tendering
+ Residential developments)

Dynamic Purchasing System

Facility management and operational
responsibilities (Enterprise Centre)

Public contracts Find a Tender Service

TBD via tendering

Construction of new public realm routes County’s term contractor

Highways Maintenance Service
Contract

Source: Worcestershire County Council

5.3.1

Roles and responsibilities

The project will be delivered by project managers directly employed or contracted by the
Council. The Council will lead the delivery of the project, including the management of all

9

Worcestershire County Council, 2019, Corporate and Communities Overview and Scrutiny Panel.

100103017 | 1 | A | May 2022

Page 53
Mott MacDonald | Worcester Town Investment Plan Stage 2
Shrub Hill Regeneration Full Business Case

39

external contractors, with the exception of the works pertaining to the CAT B stage of
development at the Enterprise Centre. Each external supplier will be bound by contract to the
delivery of the specific service for which they have been appointed.
The key roles and responsibilities of each organisation involved in delivering the Shrub Hill
Regeneration project is set out in the table below.
Table 5.2: Key roles and responsibilities
Organisation

Role

Responsibility

Worcester City
Council

Accountable body.
Commissioner.

● The Accountable body responsible for ensuring that
Towns Fund investment is spent on the purposes
outlined in this business case.

Project Delivery Partner

● Project Delivery Partner responsible for procurement
support.
Worcestershire
County Council

Project Delivery Partner

● The Project Delivery Lead will run the capital build
project on a day-to-day basis on behalf of the Council,
with the primary duty of delivering the project within
the required constraints of quality, cost, time, and risk.
● Ensuring that project that is capable of achieving the
benefits defined in the project brief.
● Responsible for managing the drawdown of
professional fees and monitoring the performance of
external consultants against their appointment criteria.

Source: Worcester City Council, Worcestershire County Council

5.3.2

Contract management

The management of contracts during the delivery period of the Shrub Hill Regeneration project
will be overseen by Worcestershire County Council, led by its legal and procurement teams to
ensure compliance with the necessary laws and regulations on public procurement and to
ensure that each contract protects the council from risks associated with the appointment of
outside services.
The delivery phase of the Shrub Hill regeneration project will require a number of separate
procurement events for individual elements of the scheme, each requiring different expertise.
Worcestershire County Council will procure outside services where it does not have the internal
resource required to deliver specific services. Each contract between the County Council and
suppliers will conform to the Council’s standards, clearly setting out the terms of each contract
and the specific services required from each.
All contracts used in the delivery and operation of this project will clearly define the following:
●

The purpose of the contract.

●

The schedule.

●

The roles and responsibilities of each party in relation to the contract.

●

The length of the contract.

●

The total cost of the works, broken down by task.

●

The charging mechanism, the approach by which invoicing shall be undertaken.

●

Commitments by contractors to report on progress throughout the project.

●

A process by which disputes will be resolved.

●

A process for correct change control.

●

Break clauses and clauses by which the contract is nullified.
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Contract management is an on-going process, with Worcestershire County Council monitoring
the delivery of each contract under this project throughout both the delivery and operational
phases.
Contractors will be paid using standard contract mechanisms utilised by the County Council for
all public procurement, specific terms for the payment of contractors and the release of funding
from the Towns Fund will be established through contracts with the relevant parties at a later
stage in project development. the Council will retain control of Towns Fund monies and release
funding in stages upon receipt of a detailed invoice, approved by the appropriate teams within
the Council.
As no contracts are currently in place with suppliers involved in the physical delivery of the
project, the key terms of contracts with any supplier have not yet been established beyond that
each contract shall clearly set out the terms of the agreements as set out above. Each contract
will require specific terms to reflect the outputs and timescales of each contract, which will be
established in detail at the procurement stage.
5.3.3

Risk management

A proactive approach to risk management will be taken which will focus on taking mitigating
actions rather than solely making financial provision for risk impacts. Throughout the
development stage risks will be identified, recorded, and actively managed. Throughout the
development of the project the appropriate risk owners will be allocated and tasked with
eliminating risks and the same ethos will be taken through to the delivery stage of the scheme.
The key commercial risks to the delivery of the Shrub Hill Regeneration project are:
●

Budgeting, affordability and construction inflation risks – Given the current, national
inflationary context, the actual costs of construction and project delivery may exceed original
cost forecasts for the project. This is due to rising costs of construction caused by escalating
material costs. If such a situation does present itself, funding secured for the project will not
be sufficient for continuation of the project programme.

●

Towns Fund governance issues – An insufficient level of flexibility within the Towns Fund
governance arrangements may prohibit desired outcomes of the scheme to be delivered in
ways that differ from the original project bid. If this is the case, some elements of the project
may not be deliverable as planned, and funding may be lost, causing the regeneration
effects and enabling impact of that funding to be lost.

●

Contractual and legal risks. Legal risk refers to losses caused by regulatory or legal action,
legal disputes or inability to enforce/meet the contractual obligations agreed to by future
tenants of commercial space, or contractors for the delivery of the Shrub Hill Regeneration
project. Potential causes include new stakeholders or stakeholder request changes.
Potential impacts are a delayed dispute resolution, delayed payment on contracts,
insolvency of contractor.

●

Construction and completion risks. Risks that construction contractors or quantity
surveyors working on the delivery of Shrub Hill Regeneration project carry out poor planning,
due diligence and project appraisal in the design phase of the project. They might constitute
time delays, cost overruns or performance-related risks.

●

Supply risks. Supply risks may occur in the construction and operational phases. Risks
include access to inputs for the construction of the facility (e.g. material, goods, services and
labour) or access to inputs for operating the facility (e.g. labour, land preparation). Potential
causes: unavailability and/or high costs of required input materials. Potential impact:
construction delays or cost overruns; higher costs or an inability to provide services during
the operational phase.
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The County Council will be responsible for all commercial risks pertaining to the delivery of the
Towns Fund – funded elements of the Shrub Hill regeneration project.
Appointed service providers and contractors shall ensure that their employees, subcontractors,
and agents take appropriate steps to ensure that there is no conflict of interest between their
interests and their responsibilities under the contract with the Council.

5.4

Procurement Strategy

The procurement strategy describes how the required services and outputs will be procured.
Worcestershire County Council has extensive in-house strategic and technical procurement
expertise with a proven track record of delivery with different types of contracts. The figure
below shows Worcestershire County Council’s approach to commissioning and procurement
and has influenced the choice of the procurement approach on this Project.
Figure 5.1: Worcestershire County Council approach to commissioning and procurement

Source: Worcestershire County Council

Several options are available to Worcestershire County Council to deliver this project. In
deciding the preferred option there are several key considerations, these being:
●

Price Certainty - ensuring Worcestershire County Council secures best value throughout
the projects and not just at tender award.

●

Whole Life Cost - balancing investment cost with future maintenance costs to achieve best
value over the life of the asset.

●

Incentives - encouraging the supply chain to seek continuous improvement and cost down
initiatives throughout delivery of the projects and applying these to future commissions.

●

On Time Delivery - ensuring that disruption to road users and local communities is
minimised.

●

Lean Contract Management - controlling project resource requirements through effective
and efficient contract management with single points of contact.

●

Risk Sharing - ensuring the ownership of risk is apportioned in line with securing best value.
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●

Worcestershire County Council's Corporate Priorities – ensuring all procurement on this
project aligns with Worcestershire County Council's Corporate Priorities

The following sections outline the procurement strategy for each of the packages of works
There are several core elements that require a procurement process for delivery for the Shrub
Hill regeneration plans, these being operation; architecture, design, and quantity surveying;
construction and renovation; and facility management upon completion.
As the highway authority, the County Council will be the lead procurer of works to create the
new public realm link to Pheasant Street and the improvement of Cromwell Street. The works
will be done using the County’s term contractor under its Highways Maintenance Service
Contract.
The City Council will procure the work to improve the connection into St Martins Quarter through
the Asda Multi Storey Car Park in agreement with ASDA and their landlord.
As the asset owner, the County Council will be the lead procurer of works for the refurbishment
of Isaac Maddox House and works to Unit 17 and Unit 16, and the provision of new parking
spaces.. These will be two stage tenders using the public contracts Find a Tender Service.
The approach to Isaac Maddox House will be finalised and secured, which will define the project
objectives and lease duration. This will ensure the correct signals and information is released to
the market for operators. Supporting documentation will also be provided to prospective
operators so as to fully communicate the full information on this opportunity. Such
documentation includes technical reports, spatial testing and information on local partners or
anchor tenants who could be included as part of a bid team.
In the interest of de-risking the project for operators and allowing for a more informed decision,
Worcester City Council and Worcestershire County Council will offer support to operators.
Support will be provided via technical reports on Isaac Maddox House, identification of anchor
tenants and local partners, and a pre-determined plan as to the extent of refurbishment works.
Before engaging in the tendering process, however Worcestershire County Council will look to
complete a market test in order gauge market interest in the opportunity. The test will allow the
ambitions for the site to be shared, and provide insight on how an operator will curate, mobilise
and manage the asset. The market test will not be binding to any parties involved; however, it
will help potential bidders and the Councils to understand the following10:
●

The factors relating to the Isaac Maddox House opportunity the operator finds attractive and
unattractive.

●

Operator feedback on the proposed legal arrangements including appropriate lease term,
use of an outcomes-based lease, and Full Repairing and Insuring (FRI) lease.

●

The level of funding the operator can bring to the project and the opportunity to clarify what
the Towns Fund money can be spent on and any obligations that are attached to this
funding.

●

Proposed tenant mix and the blend of commercial and non-commercial uses, specific sector
support and any potential anchor tenants.

●

Feedback on delivering and reporting against a blend of commercial and socioeconomic
outcomes.

●

Approach to facilities management and whether Isaac Maddox House should be run inhouse, via a Facilities Management (FM) contract or with Council support Operators track

10

Worcestershire County Council (2022) Isaac Maddox House Feasibility Study
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record of delivering similar projects with consideration to partnership working with other
councils and size of asset.
The structure and evaluation framework for assessing the quality of proposals from potential
operators will be agreed before the procurement process begins. As part of this, the priority
between quality and price will be agreed to determine the balance between social value
generation, placemaking priorities and commercial return. The following aspects of a proposal
will be core considerations:
●

Price

●

Commercial model

●

Refurbishment works

●

Vision

●

Project plan

●

Resource and Capability

●

Track record
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6 Management Case
6.1

Introduction

This Management Case sets out the processes and structures that will be used to deliver this
project, covering all elements of project delivery including ensuring the project maintains its
strategic direction, is delivered in line with approved budgets and scope, that risk is managed
correctly and that the benefits of the project are fully delivered in accordance with Worcester’s
TIP.
This project sits within the wider Shrub Hill Quarter programme which combines this Shrub Hill
Regeneration project with the Shrub Hill Station and Shrub Hill Industrial Estate interventions.
Each of the three projects under this programme will have a dedicated project manager with a
clear responsibility for the delivery of their project, including a requirement to report regularly to
the Programme Delivery Team, Programme Board, Steering Committee and other governance
bodies, such as the Town Deal Board, which has the ultimate responsibility for approving this
business case and the delivery of the overall project.
Worcester City Council and Worcestershire County Council will apply their standard, bestpractice approach to the management of this project to ensure that the project will be delivered
in line with the agreed scope, budget and schedule as set out in Worcester’s TIP.
As the lead delivery partner, Worcestershire County Council has a strong demonstrable track
record of delivering capital projects with scopes similar to that to be completed for the Shrub Hill
Regeneration project. Delivery of these workstreams will be led by Worcestershire County
Council using appropriate existing governance structures and management processes that have
been used to support the successful delivery of similar large-scale redevelopments and public
realm accessibility schemes.

6.2

Project organisation and governance

This project will be delivered through a collaborative approach between Worcester City Council
and Worcester County Council, each leading in specific areas that best align to their capability
and statutory responsibilities. Figure 6.1 below shows how this project fits within the wider
Shrub Hill Quarter programme.
As a constituent project of this programme, the project will be required to report regularly to
Programme Board, Steering Committee and the Programme Delivery Team to ensure that the
delivery of this project is progressing in line with the required budget and timescales. This is to
ensure that the correct management processes are being followed on each project under this
programme and that any issues that emerge for any of the projects are addressed in a timely
manner by the appropriate body, including using the ability to escalate issues throughout this
management structure.
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Figure 6.1: Programme organogram

Source: Worcester City Council

This programme-level governance structure is ultimately led by the Worcester Shrub Hill
Quarter Steering Committee, which is tasked with providing the programme with strategic
direction and maintaining the alignment of the programme as a whole with the vision and needs
of key stakeholders. A summary of the key members of this steering committee and the roles
and responsibilities of these members is shown below.
Table 6.1: Shrub Hill Quarter in Worcester – Steering Committee – Core Members
Position/role

Name

Cabinet Leader
Worcestershire County Council
(CHAIR)

Simon Geraghty

Cabinet Member with Responsibility for
Economy and Infrastructure (VICE
CHAIR)
Worcestershire County Council

Marc Bayliss

Director of Economy & Infrastructure
Worcestershire County Council

John Hobbs

Managing Director
Worcester City Council
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●

Chairs the Steering Committee.

●

Provides political steer and direction.

●

Communicates key messages to and from
Cabinet, Elected Members, and the
Stakeholder Forum.

●

Provides political steer and direction.

●

Communicates key messages to and from
Cabinet and Elected Members.

●

Chairs the Steering Committee in the absence
of the Chair.

●

Provides political steer and direction.

●

Communicates key messages to and from
Cabinet, Elected Members, and the
Stakeholder Forum.

●

Provides strategic leadership.

●

Represents organisational views and buy-in.

●

Communicates key messages to partners and
stakeholders.

●

Present programme updates against agreed
business plan and incremental delivery plan.

●

Escalation of risk.

●

Provides strategic leadership.

●

Represents organisational views and buy-in.

●

Communicates key messages to partners and
stakeholders.

Marc Bayliss

Leader
Worcester City Council

SHQW Programme Board
Worcestershire County Council

Key Programme Responsibilities

John Hobbs

David Blake

Page 60
Mott MacDonald | Worcester Town Investment Plan Stage 2
Shrub Hill Regeneration Full Business Case

Position/role
Chief Executive
Worcestershire Local Enterprise
Partnership

Name
Gary Woodman
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Key Programme Responsibilities
●

Represents organisational views and buy-in.

●

Ensure alignment with national and regional
economic programmes.

Source: Worcestershire County Council, Worcester City Council

Sitting beneath the programme steering committee is the programme board, the role of which is
to direct and manage the delivery of the vision for this programme and to ensure that the
projects that sit within this programme achieve their objectives and deliver their intended
outputs. An overview of the key members of this board and their responsibilities is shown below.
Table 6.2: Roles of key board members
Position/role

Name

Key Programme Responsibilities

Strategic Director for Economy and
Infrastructure

John Hobbs

●

Chairs the Programme Board

●

Attends Steering Committee on behalf of
Programme Board

●

Provides organisation steer and direction.

●

Communicates key messages to and from
Cabinet and Elected Members.

Ex Construction, Developer
or Railway Executive

●

Provide independent view on best practice.

●

Constructively challenge implementation of the
vision.

Penny Unwin

●

Chairs the Programme Board.

●

Ensures overall Programme Delivery.

●

Ensures risk are being monitored and
controlled.

●

Communication to Steering
Committee/Worcestershire SLT.

●

Provides organisation steer and direction.

●

Communicates key messages to and from
Committees and Elected Members.

Worcestershire County Council
(CHAIR)

Non-Executive Director

SHQW Strategic Programme Delivery
Lead (SPDL)
Worcestershire County Council
(VICE CHAIR)

Deputy Director Economic
Development and Regeneration

Zoe West

Worcester City Council
Physical Regeneration Project Officer
Worcester City Council

tbc

●

Provide development planning and
management expertise.

Rail Lead
Worcestershire County Council

Ian Baxter

●

Provide railway organisation steer and direction.

●

Communicates key messages to and from
Railway provider organisations.

Director of Operations
Worcestershire LEP

Luke Willetts

●

Represents organisational views and buy-in.

●

Ensure alignment with national and regional
economic programmes.

Source: Worcestershire County Council, Worcester City Council

The two boards sit at the programme-level and accordingly provide a wider overview of each of
the projects being delivered under the programme as whole. Beneath the programme
governance, the Shrub Hill Regeneration will be delivered by a dedicated team, led by the
Project Manager (to be identified) who is responsible for the day-to-day management of the
project, including the coordination of all contractors, management of the budget and regular
reporting to the Programme Board, The Programme Steering Group and the Towns Fund, as
well as to the assurance bodies set out below.
Table 6.3 below sets out the key roles on the project delivery group, the organisation
responsible for the delivery of this project and which sits within the organogram set out in Figure
6.1 above.
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Table 6.3: Key roles on project delivery group
Organisation
/ group

Role

Responsibility

Worcestershire
County Council

Overall Project
Manager for
the Capital
works

Worcestershire County Council will lead Supported by Worcester City Council, this role will
coordinate all projects on behalf of the accountable body. Responsibilities will include:
•
Ensuring that the project can achieve the benefits defined in the project briefs.
•
Responsible for project setup and delivery, and will have overall responsibility for the
project to ensure that the project meets its objectives
•
Responsible for securing resources
•
Responsible for managing the drawdown of professional fees and monitoring the
performance of external consultants against their appointment criteria for the delivery
of the Isaac Maddox House and the bus depot project.

Delivery Teams
(individual to
Issac Maddox
House and
Public realm)

Project
Delivery

•

•

Led by the Work Package sub-Project Managers – Worcestershire County Council will
lead Issacs Maddox House and Lower Yard public realm, whereas the City Council will
lead the Cromwell Street public realm and accessibility element.
Enabling effective delivery of work related to the project development (for example of
surveys, design) during the development focused life cycle stages of the project. As
project moves to delivery, responsible for effective Project delivery and transition of
new assets into the Operational landscape.

•

Management of trades and supply chain, and the communication of information to
stakeholders.

•

Delivery of the project in accordance with the Project Brief / Employers Requirement /
Schedule of Works, within budget and to programme.

•
Delivery of a completed set of as-built information and attend post-completion
Source: Worcestershire County Council, Worcester City Council

6.2.1

Key Roles

To set up a proactive governance for this project, individuals who meet the following attributes
will be appointed to fulfil three key roles set out in the table below.
Table 6.4: Key project roles
Role

Responsibilities

Named individual

Sponsor

•

This person will be accountable for articulating and championing
the project vision. This role will be responsible for providing
investment decisions and endorsement for the project
objectives and will also be responsible for establishing key
resources to achieve the Project business case, regulatory
commitments and obligations. The sponsor will be responsible
for sustaining effective and transparent governance and
strategic leadership for the Project.

•

David Bake – Managing
Director of Worcester City
Council

Senior
Responsible
Officer
(SRO)

•

Answerable to the Project Sponsor, this will be the person
authorised to undertake the project setup and delivery and will
have overall responsibility for the project to ensure that the
project meets its objectives. The SRO will ensure that the
project is delivered in line with the business case and will be
responsible for securing resources and support for the project
from the city and county councils.

•

Zoe West – Deputy Director
Economic Development
Worcester City Council.

Project
Manager

•

This will be the person responsible for managing the entire
project team to meet the project objectives in line with project
constraints.
The Project Manager will be responsible for Leading and
coordinating the workstream project team; procuring consultants
and contractors; preparing and reporting project budgets;
Managing project risks and issues; Reporting to and receiving
feedback from the senior responsible officer; and producing
periodic progress reports to relevant committees.

•

To be appointed

Responsible for delivery of the physical works including to the
public realm, this includes supporting the project manager with
respect to delivery, procurement and reporting.

•

To be appointed

•

Delivery
Team
workstream
leaders

•
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Source: Worcestershire County Council, Worcester City Council

6.3

Assurance

The assurance of this project’s progress, outputs and processes will be undertaken primarily
through regular meetings of the Steering Committee and the Programme Board, with reporting
to the Towns Fund Board and each Council’s own governance arrangements. These meetings
will follow a regular structure that covers a review of progress on physical delivery of the project
outputs, the spend against the project budget and a regular review of project risk and the impact
of external factors that could impact project delivery.
The application of appropriate project and financial management systems by the Project
Manager constitutes the first line of defence, following the recognised three lines structure as
espoused by the Association of Project Managers and PRINCE2 project management
methodologies. The second line of project assurance takes the form of the regular reporting to
the Steering Committee, Programme Board and the Towns Fund Board, amongst others, which
allows for regular, detailed reviews of project progress from outside of the project delivery team.
The third line of assurance is provided by regular programme reviews, held at key points
throughout the delivery of the project. These reviews will address each area of the project
delivery and will provide regular opportunities for issues, risks or opportunities identified
throughout the project’s delivery to be escalated as required to the appropriate body. These
regular reviews will also provide clear points within the delivery of the project to review the
performance of contractors and as a forum for engagement between the contractors and the
council’s assurance bodies. This structured approach to regular project reviews has several
other major benefits to the assurance of the quality of outputs and correct project management,
these include:
●

Compliance with best practice

●

A robust audit trail, enabling close monitoring of progress and of issues as they emerge. This
will help to inform the delivery of future projects, based on the lessons learned in delivering
this project.

●

Stakeholder involvement, regular programme level reviews allow for regular engagement
with key stakeholders as required.

●

Setting and reviewing relevant and realistic targets for the project

●

Deployment of skills to a project and providing an opportunity to escalate risks and
opportunities to the most appropriate body to fully address them.

Regular reporting is significant in project assurance. The Project Manager will control the Towns
Fund expenditure against the pre-approved programme of outputs and will meet the
requirements for reporting defined within the Grant Funding Agreement and the contracts with
all external contractors and suppliers. A funding agreement will govern transfer of funds outside
the City Council. This will minimise the risk to the Council should the projects not be delivered
as agreed, which would carry a risk of clawback of the Towns Fund Grant by Government.

6.4

Scope management

The scope of this project is set out in the Strategic Case, in particular in section 2.1. The
intended outputs of the project have been defined as being to:
●

Deliver 100 new homes.

●

Unlock 1.55ha of remediated land (including public realm).

●

Deliver 4,922m² of high-quality business space.

●

Deliver 2,000m² of new and upgraded walking and cycling infrastructure and public space.

The anticipated outcomes for the Shrub Hill Regeneration project are as follows:
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●

Creating 400 new jobs.

●

Creating flexible office space.

49

The project manager will have the responsibility to manage the scope and to ensure that
project’s deliverables align with the specific requirement of that scope. The project manager will
also have responsibility for ensuring that not only that the scope is delivered but also that it is
not exceeded, as scope creep can severely impact the viability, affordability and deliverability of
any scheme.
Where changes to the scope, schedule or budget are required, this will be managed through a
standard change control process, whereby each party impacted by the change agrees the
revised terms of the project contracts and record this through the Council’s change control
process, which is summarised below.
●

Submit change request form.

●

Initial review.

●

Detailed assessment.

●

Recommendations.

●

Decision, and

●

Implementation.

All change requests will be signed by the Project Manager and authorised representatives of the
Programme Board and Town Deal Board with the required level of delegated authority, in
addition to financial approval.

6.5

Programme / schedule management

The key milestones associated with the project are shown below. These figures are high level
and provisional at this stage. These dates are subject to revision once the business case
assurance process has concluded and negotiations with contractors have commenced.
Table 6.5: Indicative timescales for Shrub Hill Regeneration project
Task / Milestone

Timescale

Stakeholder consultation

Continuous

Submission of business case

June 2022

Appointment of contractors

Q3 2022

Commencement of works

Q3 2022

Canal Bridge to Pheasant Street works

Q4 2022-Q2 2025

ASDA St Martins Q Link

Q2 2023

Bus garage façade

Mid-2024

IMH Fit for Future Plus

Q1 2023 – Q4 2025

Unit 17 partial demolition

Q2 2024

Car parking surface level

Q3 2024

Source: Worcestershire County Council, Worcester City Council

6.6

Risk and opportunities management

An effective risk management strategy for the project will be based on the principles for risk
management contained within the OGC PRINCE2 guidance. The procedure for identifying key
risks is aligned to the following broad structure:
●

Identify: complete the risk register (as appropriate to the area of the project and/or the
producing organisation) and identify risks, opportunities, and threats.
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●

Assess: assess the risks in terms of their probability and impact on the project objectives.

●

Plan: prepare the specific response to the threats (e.g., to help reduce or avoid the threat),
or this could also be to plan to maximise the opportunity if the risk happens.

●

Implement: carry out the above in response to an identified threat or if one occurs.

●

Communicate: report and communicate the above to relevant project team members and
stakeholders.

The approach to risk management will be owned by the Project Manager. The project risk
register will be regularly reviewed as a standing item on all board meetings at all levels and be
regularly updated as a live document by all teams contributing to the delivery of this project,
including external suppliers. This proactive approach to risk management will enable effective
management of the project risks and wider communication between different members of the
project team.
Where an individual does not have appropriate accountability, the risk would need to be
escalated and managed at a higher level. Risks may also require escalation if they cannot be
resolved by the suppliers or by the Council as client or if any risk identified may have wider
impacts beyond this project. There are currently two levels of project-based risk management:
●

Project Risks: those affecting the cost, scope and timescale for the project; and,

●

Project Management and Delivery Risks: those presenting wider risks to the client body.

The project risk register is regularly and systematically reviewed as part of the process to
develop this project. This process of regularly reviewing the risk register will continue throughout
the delivery of this project and will be a standing item on all meetings on this project at all levels.
Under this process, the full risk register was reviewed by a team including the project sponsors,
key council officers, project partners and the appointed project manager.
An exert from the project risk register is shown below, the full risk register is attached as an
appendix.
Table 6.6: Risk register
Risk

Consequences

Probability

Impact

Rising Construction
costs exceed
Preliminary
costings used to
secure funding

Insufficient funding
to progress
Programme

High

Unable to acquire
land for public
realm by
agreement, or
secure by planned
start date

Delayed start

Medium

RAG

Mitigation

Additional
Action Planned

Critical

Contingency to be
built into costings or
scope reduced
accordingly.

Other funding
opportunities
would need to be
sought

Critical

Initiate Compulsory
Purchase
proceedings in
parallel to
negotiations

Source: Worcestershire County Council, Worcester City Council

6.6.1

Summary of approach to issue management

This project will combine the management of risks and issues into a single process, ensuring
that each are regularly reviewed and as a result, risk and issue management remains at the
forefront of discussions between each team contributing to the development of this project.
6.6.2

Summary of approach to opportunities management and realisation

There are four basic ways of approaching opportunities, which are:
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●

Enhance - Seek to increase the likelihood and/or the impact of the opportunity in order to
maximise the benefit.

●

Ignore - Minor opportunities can be ignored by adopting a reactive approach without taking
any explicit actions.

●

Share - Seek partners/stakeholders able to manage the opportunity which can maximise the
likelihood of it happening and increase the potential benefits.

●

Exploit - Seek to make the opportunity happen. Aggressive measures to ensure the benefits
from the opportunity are realised.

As the project develops, it will be the responsibility of the Project Manager and the Project Team
to identify and flag opportunities which may result in resource or cost efficiencies.

6.7

Project management

The project management roles and responsibilities for the delivery and operation of this project
are set out above and within the Commercial Case. Worcester City Council will utilise its
standard information management (IM) system to monitor operational and financial progress
The key interface is Worcestershire County Council and the process for this is described in
earlier sections.
Information Management (IM) is the collection and management of information from one or
more sources and the distribution of that information to one or more audiences. The
management of the information is subject to legislation and regulations and WCC has a duty to
ensure that information is managed, stored and shared according to:
●

Freedom of Information Act 2000.

●

Data Protection Act 2018.

●

UK General Data Protection Regulation 2021.

●

Environmental Information Regulations 2004.

6.8

Stakeholder engagement

The key stakeholders that have the power to influence this project are:
●

Worcester City Council – as the accountable body and client as well as partner with the
County under the proposed Shrub Hill Collaboration Agreement is a major stakeholder for
this project. The views and input of teams from across the council have been sought as part
of the development of this project and will continue to be consulted as part of the on-going
assurance process on this project.

●

Worcestershire County Council – as the principal delivery organisation, landowner and
with statutory responsibilities as the highways authority, will remain closely involved in the
project, both as a delivery partner and as a major stakeholder.

The Shrub Hill Regeneration project has been developed in consultation with the Local
Economic Partnership as a key stakeholder.

6.9

Benefits, monitoring and evaluation

Monitoring and evaluation and benefits realisation are vital to ensuring that the project achieves
its outcomes and delivers the positive change which is being sought by the intervention.
Worcester City Council routinely monitors the outputs and outcomes of the projects it delivered
to ensure that that the benefits of each project are realised, their impacts are identified, and any
unforeseen effects are understood.
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The Monitoring and Evaluation (M&E) arrangements for the Shrub Hill project will be monitored
against the project’s delivery plan and financial performance, as well as the outputs and
outcomes achieved by the project. The design of the M&E approach will be proportionate to the
size of the investment, the project’s risks and the outputs of the project.
The objectives for the monitoring and evaluation of this project are:
●

Implementation of the projects and how this impacts the intended outcome.

●

Outputs of delivery.

●

Outcomes measuring the intermediate effects of the project and what they achieve.

●

Reporting the implementation and outputs of the intervention throughout the lifetime of the
project and subsequent years after completion.

6.9.1

Arrangements for tracking and reporting benefits through development/delivery

The Project Manager will provide regular updates to the Programme Board and Steering Group
by way of a monthly financial reports which will summarise expenditure and funding against the
pre-approved programme. This report will also capture any overspend on the forecasted spend
profile for the delivery of the project. The monitoring of outputs during delivery will be
undertaken as part of the assurance process set out above. The need to regularly report to the
Programme Board and Steering Group, as well as the accountable body will enable outputs of
the project to be monitored closely both during the delivery and operational phases.
6.9.2

High level strategy for monitoring and evaluating benefits realisation

The project will be monitored throughout its life course following the logic model developed for
the scheme and the project’s indicators. Many of the required data sources are currently readily
available, and some will require additional research.
M&E is essential for any publicly funded project. It provides an opportunity to improve
performance by reviewing past and current activities, with the aim of replicating good practice in
the future and eliminating mistakes in future work. Worcester City Council, as the accountable
body, has a responsibility to report on how all public funding is being spent on this scheme and
how its expenditure represents value for money to the taxpayer and how spending aligns with
the strategic objectives of the scheme. In order to deliver effective monitoring and evaluation
and benefits realisation, Worcester City Council will:
●

Create a detailed monitoring and evaluation plan;

●

Provide progress reports on the evaluation process throughout the project lifecycle through
its management structures; and,

●

Provide regular reports on annual data collection throughout the project lifecycle.
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Part 1: Project Summary Document
Towns should complete this for each project.
Summary Document table
1. Project name: The Shrub Hill Regeneration project
2. Heads of Terms project conditions
- Actions taken to address any conditions attached to the project in the Heads of
Terms, where applicable.
- Where the condition was to provide a delivery plan please input in the section
below (no.9) and/or attach to this document.
1. Provide a more detailed delivery plan that covers risks, interdependencies
and mitigation measures; detailed delivery milestones and timelines.
The key milestones associated with the project are shown below. These figures are high level and
provisional at this stage. These dates are subject to revision once the business case assurance process
has concluded and negotiations with contractors have commenced.
Task / Milestone

Timescale

Stakeholder consultation

Continuous

Submission of business case

June 2022

Appointment of contractors

Q3 2022

Commencement of works

Q3 2022

Canal Bridge to Pheasant Street works

Q4 2022-Q2 2025

ASDA St Martins Q Link

Q2 2023

Bus garage façade

Mid-2024

IMH Fit for Future Plus

Q1 2023 – Q4 2025

Unit 17 partial demolition

Q2 2024

Car parking surface level

Q3 2024

The risks and mitigations for the project are as follows:
Risk

Consequences

Probability

Impact

Rising
Construction
costs exceed
Preliminary
costings used to
secure funding

Insufficient
funding to
progress
Programme

High

Unable to acquire
land for public
realm by
agreement, or
secure by
planned start date

Delayed start

Medium

RAG

Mitigation

Additional
Action
Planned

Critical

Contingency to be
built into costings
or scope reduced
accordingly.

Other funding
opportunities
would need to
be sought

Critical

Initiate
Compulsory
Purchase
proceedings in
parallel to
negotiations

N/A

At this stage the Shrub Hill Regeneration project is currently not dependent on any other scheme or
programme being delivered in Worcester. The key constraints of the project include:
● Canal Bridge and public realm along Cromwell Street and Shrub Hill Road – Works will need to be
delivered on time to ensure that disruption to road users, commuters and local communities is kept
to a minimum.
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● Utilities status checks – Capacity of drainage/utilities to support future development in area
unknown.
● Development of a locally listed building – Isaac Maddox House is a locally listed building in
Worcester. Although Listed Building consent will not be required for any alterations, proposals will
need to be sensitive to the building’s architectural value

2. Provide confirmation of match funding arrangements.
The preferred option for this project has a total cost of £17,285,000 which Worcester City Council are
asking the Towns Fund to contribute £10,000,000 which equals 58% of the total costs. Worcestershire
County Council have contributed £5,500,000 towards the purchase of the land and buildings on the
Lower Yard; £985,000 has been received from the Brownfield Land Release Fund for the demolition of
redundant buildings; and £800,000 has been contributed by the Getting Building Fund via
Worcestershire LEP for project development. Each of the non-Towns Fund match funding contributions
have been expended or committed in advance of the approval of this business case, and as such, are
treated as sunk cost.
Type

Source

Total amount

Public Sector

Towns Fund

£10,000,000

Public Sector

Worcestershire County Council

£5,500,000

Public Sector

Getting Building Fund

£800,000

Public Sector

Brownfield Land Release Fund

£985,000

Total

£17,285,000

Source: Mott MacDonald

3. Quantification of outputs and outcomes is needed in order to proceed with
this project.
Quantification of outputs and outcomes has been included within the business case

3. Business case appraisal
Provide details of how the business case has been appraised including:
- business case type
- any internal or external assurances
A HM Treasury Green Book compliant 5 case business case has been produced for the
Shrub Hill Regeneration project.
The business case has been developed by external consultants Mott MacDonald in
conjunction with Worcestershire County Council and Worcester City Council.
4. MHCLG capital (CDEL) 5% payment
N/A
5. Quantified benefit-cost ratio/value for money (e.g. Benefit Cost Ratio or Net
Present Social Value)
A quantified benefit-cost ratio should be provided. If it has not been generated, a
summary of evidence used by the S151 Officer to demonstrate value for money should
be stated.
A value for money (VfM) assessment has been produced for the Preferred Option. This
has been produced for both the overall project and the Towns Fund investment and this
is outlined in full within the business case.
The results of the VfM assessment for the overall project:
BCR of 1.7 and NPSV of £7.6 million
Value for money analysis

Project BCR

Benefits for the BCR
LVU – Residential

£1,802,459

1
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LVU – Commercial

£674,751

VURT – Residential

£7,302,362

VURT – Commercial

£2,936,558

Labour Supply - Welfare Impact

£6,090,930

Total benefits for the BCR

£18,790,337

Economic Costs
Towns Fund Capital Exp.*

£10,461,872

Towns Fund Revenue Exp.*

£656,619

Total cost (Towns Fund + Co-funding)

£11,118,491

Net Present Value (NPV)

£7,671,846

BCR calculation formula

1.7

6. Deliverability
Will this project still be delivered within the Towns Fund timeframe? (Y/N)
Y

7. Delivery plan
Including details of:
- timescales and key milestones
- partnerships
- interdependencies
- risks and mitigation measures (if not provided above).
Timescales and key milestones
The key milestones associated with the project are shown below. These figures are high level and
provisional at this stage. These dates are subject to revision once the business case assurance process
has concluded and negotiations with contractors have commenced.
Task / Milestone

Timescale

Stakeholder consultation

Continuous

Submission of business case

June 2022

Appointment of contractors

Q3 2022

Commencement of works

Q3 2022

Canal Bridge to Pheasant Street works

Q4 2022-Q2 2025

ASDA St Martins Q Link

Q2 2023

Bus garage façade

Mid-2024

IMH Fit for Future Plus

Q1 2023 – Q4 2025

Unit 17 partial demolition

Q2 2024

Car parking surface level

Q3 2024

Partnerships
Key roles and responsibilities for the project are outlined in the table below

2
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Key roles and responsibilities
Organisation
/ group

Role

Responsibility

Worcestershire
County Council

Overall Project
Manager for
the Capital
works

Worcestershire County Council will lead Supported by Worcester City Council, this role will
coordinate all projects on behalf of the accountable body. Responsibilities will include:

Delivery Teams
(individual to
Issac Maddox
House and
Public realm)

Project
Delivery



Ensuring that the project can achieve the benefits defined in the project briefs.



Responsible for project setup and delivery, and will have overall responsibility for the
project to ensure that the project meets its objectives



Responsible for securing resources



Responsible for managing the drawdown of professional fees and monitoring the
performance of external consultants against their appointment criteria for the delivery
of the Isaac Maddox House and the bus depot project.



Led by the Work Package sub-Project Managers – Worcestershire County Council will
lead Issacs Maddox House and Lower Yard public realm, whereas the City Council will
lead the Cromwell Street public realm and accessibility element.



Enabling effective delivery of work related to the project development (for example of
surveys, design) during the development focused life cycle stages of the project. As
project moves to delivery, responsible for effective Project delivery and transition of
new assets into the Operational landscape.



Management of trades and supply chain, and the communication of information to
stakeholders.



Delivery of the project in accordance with the Project Brief / Employers Requirement /
Schedule of Works, within budget and to programme.



Delivery of a completed set of as-built information and attend post-completion

Interdependencies
At this stage the Shrub Hill Regeneration project is currently not dependent on any other scheme or
programme being delivered in Worcester

Risks and Mitigation measures
The table below sets out the top risks for development of the Shrub Hill Regeneration project detailed
within the risk assessment.
Risk

Impact

Mitigation

Covid
The programme, cost and
design

Programmes delay and unknown cost ●
impact. Covid has already impacted
upon ability to undertake building
surveys.
●

Critical path supply chain
being adversely affected

Programme delay and unknown cost
impact.

●

●

Essential to monitor Government and society
regulations and market impact on safety,
health, welfare and materials and maintain
continual dialogue with all parties to reduce
impact.
Covid clauses will be included within any
Contracts
Monitoring of the critical path supply chain
and expert sub-contractors as part of design
and procurement process. Mitigated in part
by Covid specific clauses included within the
Contracts.
Further due diligence and advanced
procurement strategy.

Funding
Funding is not secured to the Programmes delay due to variables in ●
level or timescale expected agreed project budget and element
costs.

A defined timescale and cost information to
achieve approval for the next stage.

Unable to secure funding for Less likely to secure train connectivity ●
Phase 1 Shrub hill station
developments

Subject of a Levelling Up Fund application

Isaac Maddox House funding Unable to deliver Towns Fund outputs ●
not sufficient to deliver
preferred scheme

Contingency to be built into costings or
scope reduced accordingly.

3
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Rising Construction costs
Insufficient funding to progress
exceed Preliminary costings Programme
used to secure funding
Statutory Approval Planning
Planning Conditions are not Delays will impact on occupation.
discharged in a timely manner

●

Contingency to be built into costings or
scope reduced accordingly.

●

Continual discussions and close liaison with
to speed up approvals process. Initial
discussions have taken place and precommencement decisions discussed.

Policy SWDP44 of South
Significant infrastructure works required ●
West development Policy
to facilitate the development
highlights limited capacity at
Worcester Bromage Road
sewerage works (the
assumed sewerage network
for the Quarter)

Consultation with STW at early stage to
understand capacity vs development plans

Completion
●

Delay of surrounding delivery That handover is delayed.
due to external factors

The project board monitors the progress at
each monthly review.

8. Town Deal Board Chair name & signature
Name of the Town Deal Board:
Chair’s name and signature:

Date:
9. By signing, I agree that:
1. The business case, in a proportionate manner, is Green Book compliant.
2. The 5% early capital (CDEL) has been included in the Town Fund project costs
across the programme.
3. This project and expenditure represent value for money, including the 5% early
capital (CDEL) provided.
4. Project-level Equality Impact Assessments such as Public Sector Equalities Duty
and/or Environmental Impact Assessments have been undertaken.
5. For final submission - programme-level Public Sector Equality Duty assessment
has been undertaken by the accountable body.
Name of the lead Local Authority and signature of the Chief Executive Officer or
S151 Officer
Name of the lead Local Authority:
Job title:

Name and signature:

Date:

4
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Executive summary
Worcester was one of 100 towns to be invited to apply for funding from the Towns Fund.
Worcester City Council subsequently developed the Worcester Town Investment Plan (TIP)
which contained six priority projects for immediate investment that will help deliver the priorities
that underpin the vision for the city and deliver benefits at a local and regional scale. Two of the
projects were combined to give a total of five priority projects. The Community Skills and
Enterprise project is one of the identified five priority projects in the Worcester TIP.
The Community Skills and Enterprise project will enhance the adult (16+) education offer in the
city by expanding training facilities at eight existing community centres that currently play an
important role supporting Worcester’s deprived communities. The eight facilities are situated in
deprived areas across the city where a lack of engagement with mainstream education and
skills provision has proved a barrier to participation. Strategic Case
Worcester has a lower economic activity rate than the county, region and country. Generally,
the Cathedral City is not excessively deprived, however it does house pockets of severe and
worsening deprivation, concentrated at a local level. These local areas sit in the most deprived
10% and 20% of the country and are characterised by low social mobility and a lack of skills and
qualification attainment amongst residents.
The Worcester Town Investment Plan has identified specific barriers that are applicable to local
residents in the deprived communities in Worcester and go some way towards explaining the
issues of educational, income and employment deprivation felt at this local level. These issues
include a lack of confidence, fear of formal educational settings due to poor school experiences;
mental and physical health; caring responsibilities; lack of transport and financial hardship which
combine to prevent many residents engaging with mainstream services which are
predominantly located in the city centre1. The River Severn also forms a physical travel barrier
for people living towards the western side of the city, preventing access to services ‘over the
bridge’ with communities experiencing high levels of social isolation 2.
Additional issues in Worcester, more broadly, include a slowly diminishing working age
population which is driven by the low value sectoral structure and restricted 16+ vocational
education offer in Worcester and low productivity.
Within the sectoral structure of Worcester, the construction industry displays low proportionate
employment. The demand for construction is now high and his been since summer of 2021
following a swift recovery from the downturn of the Covid-19 pandemic3. This has, however,
highlighted skills shortages in the industry, as well as rising costs. A strong and well-performing
construction industry will be key to delivering on the Government’s Levelling-Up agenda in years
to come; construction demand coupled with labour shortages and the low formal education-level
requirements for the sector, represent a significant opportunity to engage deprived communities
and rapidly address deprivation and worklessness by equipping people with industry-specific
skills.
Construction and physical trades skills can be a strategic pathway for the deprived areas of
Worcester and the residents who live there who typically hold a low level of qualification. Practical
trades, not reliant on formal academic qualifications, are an accessible and most direct route out

1

Worcester City Council (2021) Town Investment Plan

2

Worcester City Council (2021) Town Investment Plan

3

Stuart Preston (2021) New opportunities amid UK construction skills shortages, Available at: New opportunities amid UK construction
skills shortages | Grant Thornton

100103017 | 1 | A | May 2022

1

Page 82
Mott MacDonald | Worcester Town Investment Plan Stage 2
Community Skills and Enterprise Full Business Case

of low-income deprivation for deprived communities. Increased provision of these types of skills
is therefore one of the most effective ways to get unemployed and low-income residents in
Worcester into gainful employment.
Investment into adult skills and education aligns itself with, and supports the fulfilment of, a
number of policies, strategies and plans at a local, regional and national level. At a national
level, the outputs and forecasted outcomes of this proposed intervention will support the
intentions and goals of UK Government’s Build Back Better initiative, the Levelling Up Agenda,
and the Net Zero Strategy.
At a regional level, the investment will align with the objectives and policies of the following:
•

Plan for Growth, Worcestershire LEP, 20204 - lists a responsive education and
training ecosystem as part of their vision for success.

•

Strategic Economic Plan, Worcestershire LEP, 2014 5 - recognises employment and
skills as a key priority, while the following action areas are considered key to developing
skills ambitions:
increasing apprenticeships
connecting vocational and educational pathways
building the capacity of training providers to respond to employer needs
- understanding skills gaps

•

Local Skills Report, Worcestershire LEP, 2021 6 - a key priority of the skills strategy is
the need to focus education settings, from schools through to higher education, on
supporting education leavers to positively respond to the needs of Worcestershire’s
employers.

Locally, investment into skills and education provision will support the Worcester City Plan. The
document states the need to create a prosperous city as one of its five overarching objectives,
which can be achieved by building basic skills and removing barriers to work, to help increase
local employment; working with training providers to ensure skills to support public and private
sector workforce demands are met; and increasing opportunities by supporting city people to
develop new skills.
The strategic partners of the Community Skills and Enterprise scheme are made up of the key
funding streams, as well as potential training providers to utilise the new centres upon
completion of the project. Contact has been made with both categories of stakeholder, with all
engagement yielding positive responses to the project.
Both Worcester City Council and Worcestershire County Council showed that local and county
government fully supports the intentions and proposals of the Community Skills and Enterprise
Project. The Department for Work and Pensions has also expressed a great deal of support for
the proposals and the suggested business model for the network of centres, saying:
‘it is going to be essential for DWP delivery to have ‘3rd sector community delivery to deal with
the Covid jobs fallout and fits with Government Plans for Jobs rollout, particularly Youth
Unemployment which is the key concern’.
The views of education providers have also been positive. Organisations have expressed a
support for the idea of installing training facilities within deprived communities as this removes
some level of barrier to access, while providers such as Online Independent Advocacy are

4

Worcestershire LEP (2020) Plan for Growth, Available at: WLEP-Plan-for-Growth-2020-2040-FULL-VERSION.pdf

5

Worcestershire LEP (2014) Strategic Economic Plan, Available at: worcestershire-sep.pdf (lepnetwork.net)

6

Worcestershire LEP (2021) Local Skills Report, Available at: WLEP-A4-Landscape-Local-Skills-Report-2021-Final.pdf
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3

attracted to the opportunity of expanding their already existing hub-based activities, both in
terms of service delivery and outreach.
The Community Skills and Enterprise project is expected to support the vision of the wider
Worcester Town Investment Plan, especially the ambition to create “An Economically Diverse
City” by working towards the specific objective of raising skills levels in the most deprived wards
in Worcester and providing access to job opportunities for locals.
Attached to the project, are the following SMART objectives which, if achieved, will go towards
supporting the Worcester vision.
●

8 facilities that can accommodate, in total, 4262 learners into some form of skills and
training programme up to level 3 by 2026/27.

●

56 different training courses on offer, for delivery across the 8 centres by 2026.

●

Giving people from deprived areas of the Worcester access to 8 locations, in order to gain
skills and training up to level 3 by 2026.

There are several key outputs and outcomes expected to arise upon completion of the Community
Skills and Enterprise Project. The outputs of the project are:
•
•
•

Refurbishment, extension or reconfiguration of buildings.
Provision of digital infrastructure and vocational training equipment.
Increase in capacity and accessibility to new or improved skills facilities for deprived areas
in Worcester
• 1 established training network
• 4,377 learners achieving entry Level, VQ level 1, 2, 3 qualifications over the first five
years:
o Year 1 – 222
o Year 2 – 729
o Year 3 – 1142
o Year 4 – 1142
o Year 5 – 1142
The outcomes of the project, that will be a direct yield of the project outputs are:
•
•
•
•
•
•

Increase in capacity and accessibility to 8 new or improved skills facilities
Greater qualified workforce
Availability of new specialist equipment
Increased and closer collaboration with 85 employers
Increase in the breadth of the local skills offer that responds to local skills needs
Increased benefit for the public education over the long term

Economic Case
Four options were considered for the development of the Community Skills and Enterprise
Project in Worcester. These are identified in the tablebelow along with the conclusion made
when considering their feasibility and viability.
Option

Description of option

Conclusion

Option 1 – Do Nothing

This would not meet any of the
aims of the project

Discounted as doesn’t achieve the
councils aims and objectives

Option 2 – Delivery of 3
centres only – Do
Minimum

This option wouldn’t allow us to
deliver the number of outcomes to
meet the aims of the project

Discounted as doesn’t achieve the
councils aims and objectives –
specifically providing opportunities
located with local communities
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Option 3 – Delivery of
Skills and Training
Project – Do Something

This option would allow us to
deliver the number of outputs and
outcomes needed to meet the aims
of the project

Preferred option

Option 4 – Do Maximum

This option is mostly the same as
Option 3, but at a higher
specification and fit out - it would
allow the delivery of all the aims
and outcomes of the project,
however the project cost would be
too high

Discounted as, although this option
would deliver the required outputs and
outcomes, the financial costs
associated with this option are too high
and the project would not be affordable.

The qualitative options appraisal set out above confirmed the identification of Option 3 as the
Preferred Option. As a result of this, Option 3 has been taken forward for detailed analysis
against the Do-Nothing option.
People acquiring a higher level of skill command higher wages on average and are more likely
to be in employment. Moreover, the willingness of employers to pay higher wages for higher
skills is evidence that productivity of skilled workers more than compensates for the higher wage
(otherwise the employers would be unwilling to take the employee). The overall Community
Skills and Enterprise Project is expected to yield total monetisable discounted benefits of
approximately £11.5m. A breakdown of these benefits is provided below in the table below
Project benefit

Do Nothing

Do Something

Lifetime benefits of returns to education (Level 2 qualification)

-

£3,865,975

Lifetime benefits of returns to education (Level 3 qualification)

-

£7,609,800

Total

-

£11,475,775

The discounted costs (excluding sunk costs) for the preferred option are detailed below. In line
with HMT Green Book 2020 guidance, values have been discounted at a rate of 3.5% per
annum. An optimism bias has also been applied to the final sum of CAPEX and OPEX for the
Community Skills and Enterprise Project.
A 40% optimism bias7 has been applied for this project, higher than the upper bound for
standard buildings projects, as per HMT Green Book guidance. The higher value has been
selected due to the complexity and number of facilities involved across multiple locations.
Real Discounted

2021/22

2022/23

2023/24

2024/25

2025/26

2026/27

Total

Fairfield

£0

£96,618

£0

£0

£0

£0

£96,618

St Peters

£0

£386,473

£0

£0

£0

£0

£386,473

WCT Building Block 1

£0

£0

£0

£0

£0

£0

£0

WCT Building Block 2

£0

£120,773

£1,050,200

£0

£0

£0

£1,170,972

WCT Ronkswood

£0

£19,539

£177,159

£0

£0

£0

£196,698

WCT Horizon

£0

£19,324

£168,032

£0

£0

£0

£187,356

WCT King George V

£0

£13,527

£0

£0

£0

£0

£13,527

WCT Tolly

£0

£13,527

£0

£0

£0

£0

£13,527

TOTAL CAPEX COST

£0

£669,780

£1,395,391

£0

£0

£0

£2,065,171

£0

£48,309

£46,676

£45,097

£0

£0

£140,082

CAPEX

OPEX
Revenue (construction phase)

7

A cost adjustment (i.e. increase) to reflect the proven tendency for appraisers to be over-optimistic about key project parameters.

100103017 | 1 | A | May 2022

Page 85
Mott MacDonald | Worcester Town Investment Plan Stage 2
Community Skills and Enterprise Full Business Case

5

Real Discounted

2021/22

2022/23

2023/24

2024/25

2025/26

2026/27

Total

PM Costs

£0

£2,254

£2,178

£2,105

£0

£0

£6,537

Revenue costs (operating phase)

£0

£3,942

£3,216

£80,350

£77,632

£75,007

£240,147

TOTAL OPEX COSTS

£0

£54,505

£52,069

£127,552

£77,632

£75,007

£386,766

Total Costs (Ex. OB)

£0

£724,286

£1,447,460

£127,552

£77,632

£75,007

£2,451,937

OB

40%

Total Costs (Inc OB)

£3,432,712

The VfM assessment for this project is based on a 30-year appraisal period. In line with HMT
Green Book 2020 guidance, values have been discounted at a rate of 3.5% per annum. The
price base year is 2021/22. The results of the VfM assessment for the overall project for the
Core Scenario is outlined in the table below.
Item
Core Scenario
Economic Benefits
Returns to Education

£11,475,774

Total benefits

£11,475,774

Economic Costs
CAPEX (Public)

£2,065,171

OPEX (Public)

£386,766

CAPEX (Private)

£0

OPEX (Private)

£0

Total (Ex OB)

£2,451,937

Total Costs (Inc OB)

£3,432,712

Net Present Social Value (NPSV)

£8,043,062

BCR Calculation

3.3

Source: Mott MacDonald
Three sensitivity tests have been produced to stress test the analysis, to better understand the
assumptions that drive the benefits and costs. The following assumptions were tested:
•
•
•

Sensitivity 1 – a 25% reduction in student completion rate
Sensitivity 2 – a 75% optimism bias is applied to total CAPEX and OPEX (from 40% to
75%)
Sensitivity 3 – a short term displacement factor of 80% is applied (from 75%)

These sensitivities have been applied to the VfM assessment for the Community Skills and
Enterprise Project, and the results of these assessments are outline in Table 1.1 below.
Table 1.1: Sensitivities Value for Money Assessment
Item

Sensitivity Test 1

Sensitivity Test 2

Sensitivity Test 3

Returns to Education

£8,100,547

£11,475,774

£9,180,619

Total benefits

£8,100,547

£11,475,774

£9,180,619

CAPEX (Public)

£2,065,171

£2,065,171

£2,065,171

OPEX (Public)

£386,766

£386,766

£386,766

CAPEX (Private)

£0

£0

£0

Economics Benefits

Economics Costs
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Item

6

Sensitivity Test 1

Sensitivity Test 2

Sensitivity Test 3

OPEX (Private)

£0

£0

£0

Total (Ex OB)

£2,451,937

£2,451,937

£2,451,937

Total Costs (Incl OB)

£3,432,712

£4,290,890

£3,432,712

NPSV

£4,667,835

£7,184,884

£5,747,907

BCR Calculation

2.4

2.7

2.7

Source: Mott MacDonald

In addition to the quantified benefits identified in the previous section, the completion of the
Community Skills and Enterprise project is expected to bring about further non-quantifiable
benefits. These include:
•

•

•

Reducing social inequality and isolation – Over time, it is expected that the
courses taught at the new centres will provide residents in these deprived
communities with the confidence and various skills needed to increase their
employability.
An improved perception of Worcester as a place to live and study – The
Community Skills and Enterprise project is a key component of the wider regeneration
programme across Worcester which will improve the external perception of
Worcester as a good place to live and study.
Knock on effects of increased economic activity in the long term – the upskilling
and education of adults in deprived communities in Worcester will improve
employability and lead to increased employment in the long term. This in turn will lead
to increased take-home pay for previously lower-income families and residents,
facilitating an increase in spending in the local economy.

Financial Case
The annualised cost profile, including inflationary adjustments of £176,445 and risk
allocation totalling £195,545, is set out in Table 1.2 below.
Table 1.2: Annualised cost profile
2021/22

2022/23

2023/24

2024/25

Total

Fairfield

£0

£100,000

£0

£0

£100,000

St Peters

£0

£400,000

£0

£0

£400,000

WCT Building Block 2

£0

£125,000

£1,125,000

£0

£1,250,000

WCT Ronkswood

£0

£20,222

£189,778

£0

£210,000

WCT Horizon

£0

£20,000

£180,000

£0

£200,000

WCT King George V

£0

£14,000

£0

£0

£14,000

WCT Tolly

£0

£14,000

£0

£0

£14,000

TOTAL CAPEX

£0

£693,222

£1,494,778

£0

£2,188,000

Revenue costs per annum

£0

£50,000

£50,000

£50,000

£150,000

PM costs per annum

£0

£2,333

£2,333

£2,334

£7,000

Revenue and Programme Management

£0

£52,333

£52,334

£52,334

£157,000

Grand Total

£2,345,000

Source: Worcester Community Trust/ Mott MacDonald

Of the £1,960,000 Towns Fund allocation, there is a 92% Capital request and an 8% Revenue
request. The revenue request will fund revenue and programme management costs for the
delivery of the project over the delivery timeline.
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Table 1.3: Annualised funding profile
2021/22

2022/23

2023/24

2024/25

Total

Towns Fund (net 8% PM)

£-

£50,000

£-

£-

£50,000

Match Funding - Fairfield County

£-

£50,000

£-

£-

£50,000

Total

£-

£100,000

£-

£-

£100,000

Towns Fund (net 8% PM)

£-

£140,000

£-

£-

£140,000

Match Funding - Parish Council and Village
Hall

£-

£260,000

£-

£-

£260,000

Total

£-

£400,000

£-

£-

£400,000

Towns Fund (net 8% PM)

£-

£125,000

£1,125,000

£-

£1,250,000

Total

£-

£125,000

£1,125,000

£-

£1,250,000

Towns Fund (net 8% PM)

£-

£13,000

£122,000

£-

£135,000

Match Funding - unsecured

£-

£7,222

£67,778

£-

£75,000

Total

£-

£20,222

£189,778

£-

£210,000

Towns Fund (net 8% PM)

£-

£20,000

£180,000

£-

£200,000

Total

£-

£20,000

£180,000

£-

£200,000

Towns Fund (net 8% PM)

£-

£14,000

£-

£-

£14,000

Total

£-

£14,000

£-

£-

£14,000

Towns Fund (net 8% PM)

£-

£14,000

£-

£-

£14,000

Total

£-

£14,000

£-

£-

£14,000

£-

£52,333

£52,333

£52,333

£157,000

Fairfield

St Peters

WCT Building Block 2

WCT Ronkswood

WCT Horizon

WCT King George V

WCT Tolly

Programme Management
Towns Fund
TOTAL

£2,345,000

Source: Worcester Community Trust

Funding for the Community Skills and Enterprise project will be provided primarily by the Towns
Fund along with contributions from the Parish Council and Village Hall Association,
Worcestershire County Council and a portion that is still unsecured at the time of writing.
Table 1.4: Funding Sources
Types

Source

Total amount

Status

Public Sector

Towns Fund

£1,960,000

Secured-subject to this business case

Public Sector

Parish Council and Village Hall
Association

£260,000

Secured

Public Sector

Fairfield Worcs County Council

£50,000

Secured

TBC

Unsecured

£75,000

Unsecured

Total

£2,345,000

Source: Worcester Community Trust

The following financial risks are associated with the Community Skills and Enterprise project:
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•
•
•

The extent of the facilities affordable on this basis may not be sufficient to meet target
outputs.
Cost estimates of the scheme turn out to be overly ambitious, leading to a budget
shortfall.
Structural issues are discovered during the design and construction phase, causing
additional costs.

£75,000 of required funding for the Community Skills & Enterprise project remains to be secured
and Worcester City Council and WCT are currently exploring alternative funding options to
cover this gap, which may be drawn down from unspent contingency following procurement. In
terms of revenue funding, it is anticipated that income received for education per student will
cover any additional ongoing maintenance and running costs of the centres. In terms of revenue
funding, it is anticipated that income received for education per student from the public purse
will cover any ongoing maintenance and running costs of the centres. As such this proposition is
considered to be financially viable by Worcester City Council.

Commercial Case
The commercial strategy for this project involves splitting the project scope into eight distinct
elements with the procurement and contracting approach tailored to each package. The seven
work packages pertain to the seven centres being delivered under the Community Skills and
Enterprise Scheme.
The capital delivery phase will be led by the Council, which will apply its conventional
commercial structures and approaches to the delivery of the project. This includes the
procurement of all works required to deliver the project, which will be procured by Council
through a procurement portal. The procurement of services will be undertaken using an
appropriate framework where possible, including NEC3, Crown Commercial Services or the
Council’s standard terms and conditions for the purchase of goods and services. Procurement
throughout the lifecycle of this project will be undertaken in line with the Council’s procurement
strategy and public procurement law and standards.
The management of contracts during the delivery period of the Community Skills and Enterprise
project will be overseen by the council, led by its legal and procurement teams to ensure
compliance with the necessary laws and regulations on public procurement and to ensure that
each contract protects the council from risks associated with the appointment of outside
services.
All contracts used in the delivery and operation of this project will clearly define the following:
•

The purpose of the contract.

•

The roles and responsibilities of each party in relation to the contract.

•

The length of the contract.

•

The schedule.

•

The total cost of the works, broken down by task.

•

The charging mechanism, the approach by which invoicing shall be undertaken.

•

Commitments by contractors to report on progress throughout the project.

•

A process by which disputes will be resolved.

•

A process for correct change control.

•

Break clauses and clauses by which the contract is nullified.

100103017 | 1 | A | May 2022

8

Page 89
Mott MacDonald | Worcester Town Investment Plan Stage 2
Community Skills and Enterprise Full Business Case

Contract management is an on-going process, with the Council monitoring the delivery of each
contract under this project throughout both the delivery and operational phases.
Delivery of the Community Skills and Enterprise centres is expected to be relatively
straightforward from a construction perspective, with some of the renovations and
improvements requiring little to no ‘new build’ elements. Contractors will be paid using standard
contract mechanisms as per council process.
The operational stage will be largely directly managed by WCT, with the exception of the
Fairfield and St Peter’s centres. The delivery of skills and training outcomes for St Peter’s will be
managed by a representative of WCT, however the centre itself will be managed by St Peters
Village Hall Association Ltd. The Fairfield Centre will be managed by Worcestershire County
Council and will be responsible for delivery of their own education and skills training.
Worcestershire County Council will report performance and numbers back to WCT. Both St
Peter’s and Fairfield Centre have a service level agreement (SLA) in place.
Each community centre is subject to a 30-year lease to Worcester Community Trust at a rent of
£1 per annum for the provision of general community and youth activities. This is a protected
lease with a right to renew when the current period expires in 2040.
A proactive approach to risk management will be taken which will focus on taking mitigating
actions rather than solely making financial provision for risk impacts. Throughout the
development stage risks will be identified, recorded and actively managed. The key commercial
risks to the delivery of the Community Skills and Enterprise project are:
•

Budgeting and affordability risks – There is an inherent risk in cost estimation as the
project has been reduced to fit the budget. Cost inflation has been built into the financial
case, but remains a risk in the current economic climate.

•

Contractual and legal risks. Legal risk refers to losses caused by regulatory or legal
action, legal disputes or inability to enforce/meet the contractual obligations agreed to
by training and skills providers, or contractors for the delivery of the Community Skills
and Enterprise project.

•

Construction and completion risks. Risks that construction contractors or quantity
surveyors working on the delivery of the Community Skills and enterprise project carry
out poor planning, due diligence and project appraisal in the design phase of the
project.

•

Supply risks. Supply risks may occur in the construction and operational phases. Risks
include access to inputs for the construction of the facility (e.g. material, goods, services
and labour) or access to inputs for operating the facility (e.g. labour, land preparation).

Management Case
WCC’s approach to project management is based on a clear structure with lines of
accountability running throughout the delivery team, connecting each part of the team to senior
leadership within the council and WCT, enabling monitoring of progress, accountability, and the
ability to escalate issues where required. WCC and WCT can evidence a strong, collaborative
approach to of delivering successful projects with established communication and project
management procedures. The proposed governance structure is illustrated below.
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Figure 1.1: Governance structure

The following responsibilities of respective organisations are important for the successful
delivery and management of the Community Skills and Enterprise project:
WCC (Policy and Resources Committee) will be the approver for the project. This entails
responsibilities for signing off the investments and delegating authority to officers to deliver the
project.
WCC (Town Investment Plan Programme Board) will be the project sponsor. This entail
responsibilities for delivery of the Town Investment Plan, with individual Directors having line
management responsibility for WCC staff delivering the programme
WCC and the Project Steering Group will act as the accountable body for programme
delivery. This entails responsibilities to provide direction and oversight for the project. At a
minimum, this would consist of representatives of Worcester City Council as the accountable
body, the project sponsor, designated SROs, and representatives of WCT.
The WCC project manager will have the following responsibilities:
•
•
•
•

•

Ensuring that the project can achieve the benefits defined in the project briefs.
Responsible for project setup and delivery, and will have overall responsibility for the
project to ensure that the project meets its objectives
Responsible for securing resources
Responsible for managing the drawdown of professional fees and monitoring the
performance of external consultants against their appointment criteria on works to the
seven community centres.
Also provide support to the WCT for reporting to the Steering Group, Town Deal Board.

The Construction and operational delivery team will look after project delivery. Specific
responsibilities include Enabling effective delivery of work related to the project development
(for example design, equipment specification) during the development focused life cycle stages
of the project; effective project delivery and transition of new assets into the operational
landscape as project moves to delivery; management of trades and supply chain, external
education providers and the communication of information to stakeholders; delivery of the
project in accordance with the Project Brief / Employers Requirement / Schedule of Works,
within budget and to programme; and delivery of a completed set of as-built information and
attend post-completion
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The key milestones associated with the project are shown below.
Table 1.5: Indicative timescales for the Community Skills and Enterprise Project
Task / Milestone

Timescale

Stakeholder consultation

Continuous

Submission of business case

June 2022

Construction tender issue

August 2022

King George V refurbishments complete

October 2022

Tolly refurbishments complete

October 2022

Fairfield Centre refurbishments complete

January 2023

St Peters refurbishments complete

March 2023

Building Block 2 refurbishments complete

April 2023

Horizon refurbishments complete

June 2023

Ronkswood refurbishments complete

September 2023

Source: Worcester City Council

WCC will use an internal management information system which provides operational and
financial reporting applicable to their ongoing business. Information management is subject to
legislation and regulations, and WCC has a duty to ensure that information is managed, stored
and shares according to the following:
●

Freedom of Information Act 2000.

●

Data Protection Act 2018.

●

UK General Data Protection Regulation 2021.

●

Environmental Information Regulations 2004.

The Stakeholder engagement plan defines the approach for internal and external project
information and stakeholder engagement. Stakeholders have been managed and brought into
the process through a mixture of consultations, meetings, presentations of interim designs and
discussions. The key stakeholders that have been identified for the Community Skills and
Enterprise project are:
●

Worcester City Council (Councillors and delivery staff)

●

Worcester Town Deal Board

●

Worcester Community Trust (project lead)

●

St Peters Village Hall association (project partner and site owner)

●

Worcestershire County Council (Councillors/Staff, project partner and owner of the Fairfield
site)

●

Worcestershire Local Enterprise Partnership

●

Local Member of Parliament

●

Department for Work and Pensions (DWP)

●

National Education and Skills Funding Agency (ESFA) Providers

A Communications and Engagement Stakeholder Plan has been prepared for the project which
outlines different audiences, engagement to be undertaken and key messages. The plan will
continue to be developed to outline a process for engagement which will help to increase the
outreach to stakeholders and encourage further dialogue between all interested and affected
parties.
Key risks to the project have been largely identified in the strategic, financial and commercial
cases. The project risk register will be regularly reviewed and be regularly updated as a live
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document by the strategic partners contributing to the delivery of the project. This proactive
approach to risk management will enable effective management of the project risks and wider
communication between different members of the project team.
The process for escalation of risks is based upon accountability levels within WCC. Where an
individual does not have appropriate accountability, the risk would need to be escalated and
managed at a higher level. Risks may also require escalation if they cannot be resolved by the
suppliers or by the Council or if any risk identified may have wider impacts beyond this project.
There are currently two levels of project-based risk management:
●

Project Risks: those affecting the cost, scope and timescale for the project; and,

●

Project Management and Delivery Risks: those presenting wider risks to the client body.

Monitoring and evaluation of the project is vital for successful review of the project and benefit
realisation post completion. WCC has a responsibility to report on how funding is being utilised
for this project and how its expenditure represents value for money to the taxpayer and how
spending aligns with the main objectives of the project. In the case of the Community Skills and
Enterprise project, the monitoring and M&E arrangements will include reporting against the
project’s business plan and financial performance, as well as the required construction
monitoring and evaluation. The design of the M&E approach will be proportionate to the size of
the investment, the risks, and the uniqueness of the project as well as being aligned to the
requirements of other funding agencies.

100103017 | 1 | A | May 2022

12

Page 93
Mott MacDonald | Worcester Town Investment Plan Stage 2
Community Skills and Enterprise Full Business Case

1 Introduction
1.1

Introduction

On 6 September 2019 the government invited 100 places in England to develop proposals for a
Town Deal, forming part of the £3.6 billion Towns Fund announced by the Prime Minister in July
2019. The Towns Fund is part of the government’s plan for levelling up the UK economy. Towns
across England will work with the Government to address growth constraints and to ensure
there is a course of recovery from the impact of COVID-19. The overarching aims of the Towns
Fund are to drive the sustainable economic regeneration of towns to deliver long term economic
and productivity growth.
Worcester was one of the 100 towns to be invited to apply for funding from the Towns Fund. At
Stage 1 of the Towns Fund process Worcester City Council, delivered and submitted the
Worcester Town Investment Plan (TIP) which sets out a long-term strategy for change to drive
sustainable and inclusive economic growth in the city up to 2030, in addition to supporting
recovery from COVID-19. The Worcester TIP identified, in consultation with the community, six
priority projects for immediate investment that will help deliver the priorities that underpin the
vision for the city and deliver benefits at a local and regional scale.
Following the submission of the Worcester TIP it was announced in June 2021 that Worcester
had been awarded £19.6m from the Towns Funds to deliver long-term economic growth for the
city and support recovery after COVID-19. Two of the six identified projects were combined at
this point to create five priority projects. The Community Skills and Enterprise project is one of
the identified five priority projects in the Worcester TIP.
The awarding of funding ensures that Worcester progresses from Stage 1 of the Towns Fund
process to Stage 2: Business Case Development. Green Book compliant business cases should
be developed for each project to allocate government funds. An overview of the Stage 2:
Business Case Development process is shown in Figure 1.1.
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Figure 1.1: Overview of Stage 2: Business Case Development
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The Community Skills and Enterprise project is being jointly developed and sponsored by
Worcester Community Trust (WCT) and Worcester City Council (WCC). WCC is the
accountable body given the local authority is the recipient of the funding from the Towns Fund.
Each community centres that are involved in this intervention are subject to a 30 year lease to
WCT at a rent of £1 per annum for the provision of general community and youth activities. This
is a protected lease with a right to renew when the current period expires in 2040.

1.2

The Project

The Community Skills and Enterprise project, as part of the Worcester Towns Fund programme
of investment, will enhance the adult (16+) education offer in the city by expanding training
facilities at existing community centres that currently play an important role supporting
Worcester’s deprived communities. The centres will provide inclusive training facilities in deprived
communities where a history of lack of engagement with mainstream education and skills
provision has proved a barrier to participation.
The new or enhanced centres will be equipped to enable a range of skills training to be delivered
to students, providing support in areas such as digital capability, life and job focused support
leading to soft skills and accredited qualifications, self-employment, as well as start-up and social
enterprise advice. The various training courses will be provided by a range of established industry
providers in the relevant sectors.
The capital works of the project will consist of the following developments to eight existing
community centres included in the project:
•
•
•
•

Extension or reconfiguration of buildings to provide additional training and / or multi use
space
New Builds
Provision of digital infrastructure and vocational training equipment; and
Dedicated facilities configured to enable training and established community uses to take
place at the same time.

The above developments will include a construction and green technology skills centre to the
west of Worcester at Dines Green, providing training in installation engineering skills for
renewables and low carbon domestic energy systems. The Dines Green centre is designed to
replicate the previously successful Building Block Construction Skills Centre at Warndon, relieving
a degree of strain on this facility brought about by over-subscription.
The positioning in deprived localities around Worcester will improve accessibility and encourage
participation from those that are socially and economically the hardest to reach, including those
not in employment, education or training, unemployed adults and those looking to reskill. Easier
access to facilities will remove barriers for groups facing travel costs as well as caring and family
obligation constraints. The local areas that have been identified for the Community Skills and
Enterprise Centres at this stage of the project are illustrated in Figure 1.2 below:
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Figure 1.2: Locations of new and refurbished Skills and Enterprise centres in Worcester

Source: Mott MacDonald

The development of the new Skills and Enterprise Centres will be facilitated via the application of
capital secured through the Towns Fund, as well as co-funding from other public sources. Towns
Fund capital for the development of the centre amounts to £1.96 million, while the amount of cofunding secured for the project is £335,000. It is important to note that this funding is required for
all centres on the map above, with the exception of the Building Block at Warndon. This centre
has already received funding from the Accelerated Towns Fund and an extension is presently
under construction, so while it is an important element of the Community Skills and Enterprise
project, it is not subject to the funding mentioned above.
In particular, the project proposal will actively mitigate the issues of fear of formal education and
a lack of transport and financial hardship, highlighted as key barriers to education and
employment for deprived communities in Section 2.2.1. Firstly, the new training centres will be
located within deprived communities, thus removing the barrier of transport availability, and an
inability to afford transport to education as the new facilities will be within walking distance to
local residents. Secondly, the new centres, such as the construction skills centre at Dines
Green, will not be ‘academic’ in nature, and will have a focus on teaching vocational skills to
students rather than academia such as maths and literacy. Thirdly they will mostly be based in
existing community buildings that are currently used for delivery of WCT community projects,
childcare, leisure, and social purposes and so are familiar and trusted spaces to many local
residents.

1.3

This Business Case

The five-case structure presented in this Green Book compliant Full Business Case (FBC) is as
follows:
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●

Strategic Case – this case presents the rationale, background, policy context and
strategic fit of the Community Skills and Enterprise project. This section also includes
clear objectives with a robust logic of change from inputs to outcomes.

●

Economic Case – this case provides evidence for why a privately provided solution
would fall short of what is optimal (market failure) and outlines a list of options to achieve
a better outcome. This case builds on robust verifiable evidence, considers additionality
and displacement of activity, includes sensitivity analysis and a correction for optimism
bias. An assessment of value for money has been undertaken which has included the
following requirements:

– a clear economic rationale that justifies the use of public funds in addition to how a
proposed project is expected to contribute to strategic objectives.
– clearly defined inputs, activities, outputs and anticipated outcomes, ensuring that factors
such as displacement and deadweight have been considered.
– benefits that exceed the costs of intervention using appropriate value for money metrics.
– appropriate consideration of deliverability and risk along with appropriate mitigating action
(the costs of which must be clearly understood).
●

Financial Case – this case presents a standard appraisal of financial implications of the
Community Skills and Wellbeing project which include budgets, cash flow, and
contingencies.

●

Commercial Case – this case demonstrates the commercial viability and contractual
structure for the Community Skills and wellbeing project, including procurement where
applicable.

●

Management Case – this case outlines the manner in which the Community Skills and
Wellbeing project is going to be delivered.
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2 Strategic Case
2.1

Introduction

2.1.1

Purpose of the Strategic Case

The Strategic Case sets out the justification and rationale for making an intervention. This
justification is based on the need to address specific challenges and how the potential benefits
resulting from the intervention meet these challenges.

2.2

Case for change

2.2.1

Current context and challenges

Worcester suffers from entrenched issues around economic exclusion in specific local areas,
which can make it difficult for residents in those areas to access education and skills opportunity.
These local places, highlighted in Figure 2.1, also suffer from low social mobility. Social mobility
can be understood as an individual’s ability to change their occupation and income relative to that
of their parents. A low social mobility therefore suggests an individual struggles to improve their
occupation or income. Worcester has been listed among the worst in the country for upward social
mobility, sitting in the worst performing 20% of local authorities in the country8. Worcester is also
amongst the worst performing local authorities in the country against Youth Social Mobility
indicators. Likely contributors to this are persistent, high rates of deprivation worsening levels of
low or no skills concentrated in pockets in areas across Worcester9.
More broadly, despite Worcester’s strategic location, strong transportation links to key
destinations such as London, Bristol and Birmingham, and its growing educational offer, the city’s
economic activity rate (76.3%) lags behind that of regional (77.8%) and national (79%) averages
(see Table 2.1).
Table 2.1: Economic indicators for Worcester and comparator areas
Indicator

Worcester

Worcestershire

Great
Britain

West
Midlands

Population (2020)

101,816

598,070

65,185,724

5,961,929

Economic activity rate - aged 16-64 (2020)

76.3%

80.7%

79.0%

77.8%

Source: ONS Population Estimates, ONS Annual Population Survey

Although Worcester, at the citywide level, does not have particularly high levels of deprivation
(evidenced by the 2019 English Indices of Multiple Deprivation (IMD) which ranks Worcester as
135th out of 317), it does have pockets of severe deprivation. This is illustrated in Figure 2.1, which
also plots the locations of the proposed Community Skills Centres (detailed in 2.6.1) depicting the
strategic positioning of the facilities in deprived communities to improve reach and accessibility.

8

Social mobility and child poverty commission (2016) Social mobility index

9

Worcester City Council (2021) Town Investment Plan
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Figure 2.1: Worcester Index of Multiple Deprivation map 2019

Source: Mott MacDonald

Approximately 13% of the city’s LSOAs are included within the IMD’s top 10% most deprived
LSOAs, with a further 6.3% included in the top 20%. Severe deprivation exists in the centre as
well as the northeast of the city where the majority of the proposed Community and Enterprise
centres are/will be based. Areas of the wider city also display issues of significant deprivation,
such as output areas around Dines Green, and output areas around Blackpole sitting in the most
deprived 10% and 20% of the Country.
Deprivation at a local level in Worcester deteriorated between 2015 and 2019. There has been
an increase in the number of Worcester LSOAs in the most deprived 10% of the UK (see Figure
2.2). The LSOAs between Blackpole and the city centre have moved from the most deprived 20%,
to the most deprived 10% in the four years between 2015 and 2019, suggesting widening
inequality.
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Figure 2.2: 2019/2015 comparison of multiple indices of deprivation in Worcester

Source: Mott MacDonald

More specifically, those LSOAs that sit in the most deprived 10 and 20% of the UK show particular
deprivation in the education, skills and training domain, income domain, and the employment
domain. Per the WCT 2020 Feasibility Report, an array of national scale neighbourhood renewal,
welfare to work and social inclusion interventions in the past 20 years have highlighted common
societal barriers that contribute and lead to socio-economic deprivation10.
The Worcester TIP identifies a more specific set of barriers that are applicable to local residents
in deprived communities in Worcester and go some way towards explaining the issues of
educational, income and employment deprivation felt at this local level. These issues include a
lack of confidence, fear of formal educational settings due to poor school experiences; mental
and physical health; caring responsibilities; lack of transport and financial hardship which combine
to prevent many residents engaging with mainstream services which are predominantly located
in the city centre11. The River Severn also forms a physical, travel barrier for people living towards
the western side of the city, preventing access to services ‘over the bridge’ with communities
experiencing high levels of social isolation12.
There are a number of additional and more specific issues prevalent in the city today as well as
the deprivation felt at local areas, including a slowly diminishing working age population which is
driven by the low value sectoral structure and restricted 16+ vocational education offer in
Worcester, low productivity, and areas of social isolation from the wider city.
A breakdown of sectoral employment is provided below, showing employment levels by broad
industrial group for Worcester together with the proportion of employment in each industrial group
for comparator areas over the same period. The employment composition – shaped by major
10

Worcester Community Trust (2020) Skills and Enterprise Hubs Feasibility Report

11

Worcester City Council (2021) Town Investment Plan

12

Worcester City Council (2021) Town Investment Plan
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companies such as Worcester Bosch, Mazak, University of Worcester and Royal Worcester
Hospital – predominates in health, manufacturing, education, wholesale & retail trade and
administrative and support activities.
Figure 2.3: Sectoral employment in Worcester, Worcestershire, West Midlands and Great
Britain
30.0

Sector as % of total

25.0

20.0

15.0

10.0

5.0

0.0

Manufacturing
(C)

Construction
(F)

Wholesale, motor
trades and retail
(G)

Worcester

Transport &
storage
(H)

Accommodation
& food services
(I)

Worcestershire

Professional
services
(J-N)

Public
administration &
defence
(O)

West Midlands

Education
(P)

Health
(Q)

Other
(A,B,D,E, R-U)

Great Britain

Source: Business Register and Employment Survey (2020)

The construction industry in particular displays low proportionate employment at a local, regional
and national level. In 2020, the value of new construction work in Great Britain experienced a
record fall from £119,087 million in 2019 to £99,651 million, equating to a decline of 16.3%13. The
public sector contributed £5,390 million to this fall, while the private sector contributed £14,050
million.
The demand for construction is now high and his been since summer of 2021 following a swift
recovery from the downturn of the Covid-19 pandemic14. This has, however, highlighted skills
shortages in the industry, as well as rising costs. The problem is likely compounded by decreasing
net migratory inflow of foreign workers, that have historically underpinned the sector, since 201515.
A strong and well-performing construction industry will be key to delivering on the Government’s
Levelling Up agenda in years to come; construction demand coupled with labour shortages and
the low formal education-level requirements for the sector, represent a significant opportunity to
engage deprived communities and rapidly address deprivation and worklessness by equipping
people with industry-specific skills.
Construction and physical trades skills can be a strategic pathway for low-qualification
communities. Practical trades not reliant on formal academic qualifications are an accessible and
most direct route out of low-income deprivation for deprived communities. Increased provision of

13

ONS (2020) Construction Statistics, Great Britain: 2020, Available at: Construction statistics, Great Britain - Office for National
Statistics

14

Stuart Preston (2021) New opportunities amid UK construction skills shortages, Available at: New opportunities amid UK construction
skills shortages | Grant Thornton

15

University of Oxford (2019) Migration observatory, Available at: Net migration to the UK - Migration Observatory - The Migration
Observatory (ox.ac.uk)
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these types of skills is therefore one of the most effective ways to get unemployed and low-income
residents in Worcester into gainful employment.
2.2.2

Evidence of need

One of the most prevalent issues in Worcester today is the falling and ageing population.
Comparing 2020 population figures to 2017 figures, it is evidenced that Worcester’s population
has fallen in the past 3-4 years by roughly 2,000 people16.
The number of working age residents (16-64) in Worcester has seen a decline since 2011, falling
from 66,286 to 65,050. This equates to a fall of approximately 2%. This is comparable to the
county trend in Worcestershire, which has also seen a small decline in working age population of
0.52%. Additionally, the number of young people in Worcester, aged 16-24, has fallen by 3.78%
since 2011, while the number of residents aged 65 and over has increased by approximately 20%.
This trend is illustrated in Figure 2.4.
Figure 2.4: growth of the 16-24 and 65+ age groups (2011-2020)

Growth from base year 2011

25.00%
20.00%
15.00%
10.00%
5.00%
0.00%
2011

2012

2013

2014

2015

-5.00%

2016

2017

2018

2019

2020

Year
Aged 16 to 24

Aged 65+

Source: ONS Population Estimates

Demographics show that Worcester will continue to see a decreasing cohort of young people
below the age of 30 in the future. Presently, it is estimated that 53% of young people in
Worcestershire leave the area to study elsewhere, and usually don’t return 17. The young people
that choose to stay in the local area are typically lower skilled and therefore find employment in
relatively low skilled jobs or choose to study locally where the education and skills offer constricts
their potential for high-level achievement.
Set against the context of increasing demand for higher education places, the educational levels
in Worcester have failed to keep up with both regional and national averages of education and
skills attainment in recent years, notwithstanding the success of the University of Worcester, and
NVQ3+ at the Worcester level. This is particularly apparent in Worcester’s deprived LSOAs,
where the data in Table 2.2 displays a bifurcation of educational attainment. The proportion of
people with NVQ level 2 and below in Worcester’s deprived local areas is considerably higher

16

ONS Population Estimates, ONS Annual Population Survey

17

Worcester Employment and Skills Strategy (2022 – 2025) DRAFT
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than regional and national levels, while the proportion of people with NVQ level 3 and above is
significantly lower.
Table 2.2: Educational attainment in deprived areas of Worcester, West Midlands and
Great Britain
Worcester’s
Deprived LSOAs

Worcester

West
Midlands

Great
Britain

%

%

%

%

No qualifications

38.7

21.3

26.6

23.0

Highest level of qualification: Level 1
qualifications

17.0

12.7

13.7

14.2

Highest level of qualification: Level 2
qualifications

14.9

14.9

15.4

15.2

Highest level of qualification: Level 3
qualifications

9.8

14.5

12.3

12.1

Highest level of qualification: Level 4
qualifications and above

10.5

27.7

23.3

27.1

Qualifications

Source: ONS Census 2011

As shown, the identified LSOAs that sit in the most deprived 10% of the UK are heavily skewed
towards low and no educational attainment. The deprived LSOAs, on average, house a
significantly larger proportion of residents with no qualifications (38%) than Worcester (21%), the
West Midlands (27%), and Great Britain (23%). This is a significant disparity between deprived
localities in Worcester and the wider region and country. Furthermore, the deprived LSOAs show
a far smaller proportion of residents with Level 4 qualifications or higher (10.5%) than Worcester
(28%), the West Midlands (23%) and Great Britain (27%). These statistics perfectly evidence the
need for intervention at a local level in Worcester, to boost educational attainment and close the
achievement gap between deprived local areas and the wider region and country.
Over 25% of employers in the county of Worcestershire have identified a need for upskilling in
the workforce, which is linked to the sector and occupational structure of the local economy 18.
Surveys carried out with employers in Worcester have revealed that having access to the right
skills and being able to recruit these skills to their respective organisations is a significant issue
for local businesses19. A lack of required skills amongst applicants has been listed by 50% of
employers who struggled to recruit, as the primary reason for the issue 20.
2.2.3

Market failure and the influence of COVID-19

The Covid-19 pandemic has been responsible for a wide range of socio-economic issues from a
local to national level. The vast majority of industries have experienced significant reduction in
output since the second quarter of 2020 when Covid rates began to accelerate. In total, the
national economy output declined by 35%, while the local economy of Worcester declined by
33%21. The individual industries in Worcester that contributed most to this overall decline are:
•
•
•
•

Construction (70% decline)
Accommodation and food service (85% decline)
Education (90% decline)
Arts, entertainment, recreation, and other services (60% decline)

18

Worcester City Council (2021) Worcester Town Investment Plan

19

Worcester Employment and Skills Strategy (2022 – 2025) DRAFT

20

Ibid.

21

Worcester City Council (2021) Worcester Town Investment Plan
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As well as the fall in output, the Covid-19 pandemic has further highlighted skills and succession
gaps in certain businesses and organisations, while simultaneously preventing companies from
spending time and resources on training and upskilling existing staff22.
For those who were furthest from employment, Covid-19 created a significant setback as
employment opportunities became increasingly scarce, while the number of residents finding
themselves out of work, or underemployed and requiring income top-up benefits increased. Now
out of the pandemic, there is anecdotal evidence that organisations are finding it difficult to recruit
with low levels of application from prospective employees, despite higher claimant counts than
before the pandemic, highlighted in more detail below. This suggests there is a growing need for
those finding themselves out of work to re-train and ‘pivot’ their skills, to increase their chances
of finding sustainable employment23.
The claimant rate in Worcester has fluctuated over recent years, however the proportion of
working age residents claiming benefits increased from 2.8% to 6.0% between March and May
2020, reducing to 5.7% in October 2020. Claimant rates in March of 2022 are down to 4.1% of
the working age population, still 1.3% higher than pre-pandemic levels24. This increase in
claimants is likely to have adversely affected existing lower skilled benefit claimants, as gainful
employment becomes even less accessible due to new competition for jobs from those that are
more experienced and better qualified.
Youth unemployment remains high in Worcester and is increasing in response to the
unemployment resulting from COVID 19, with the latest data revealing that in October 2020 there
are 770 16–24-year-olds in the city of Worcester in receipt of unemployment benefits, an increase
from 325 in January 2020.

2.3

Policy alignment

Investment in adult skills and education aligns itself with, and supports the fulfilment of, a number
of policies, strategies and plans at a local, regional and national level. The proposal is aimed at
encouraging further education and enhancing the employability of local residents in deprived
communities in Worcester, through the provision of tailored education in developing and
established fields. The new educational and skills offer will support the suppression of deprivation
and socio-economic issues prevalent in local communities.
In the immediate term, skills and education investment will help Worcester to build back better
after the economic and social issues caused by Covid-19. The UK Government has stressed the
importance of skills development for the national economy in the Build Back Better initiative, listing
improvement of skills as ‘critical to the future success of the country’ 25. This project provides the
perfect opportunity for the government to demonstrate their commitment to providing new skills
opportunities, especially for young people in Worcester who may have missed out on valuable
learning opportunities during the pandemic. The Community Skills and Enterprise package also
allows the government to fulfil its commitments to ‘support the local economy and improve quality
of life’.
In the medium-term, funding for education and skills training will support the intentions of the
‘Levelling Up’ agenda put forward by Government in 202126. The development will fulfil the need
set out in the agenda, for local, integrated training and educational facilities for young people,
tailored to the needs of the surrounding area. Worcester has a number of dilapidated buildings

22

Worcester Employment and Skills Strategy (2022 – 2025) DRAFT

23

Worcester Employment and Skills Strategy (2022 – 2025) DRAFT

24

ONS (2022) Local Authority Profile

25

Build Back Better: Our plan for growth (2021) HM Treasury

26

Levelling Up Fund: Prospectus (2021) HM Treasury
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and areas in need of regeneration, such as Shrub Hill which forms another part of the Wider
Worcester Town Investment Plan. The skills around construction and green technology to be
taught at the Enterprise and Skills Centre at Dines Green can help to not only support
regeneration projects but do so sustainably. This is one example of how the development of the
new Centres can aid the local community.
Under the long-term perspective, the education and skills provided as part of this project will
support the UK in meeting its target of net zero carbon by 2050. The green technology skills and
knowledge that is to be taught as part of the educational offer will lead to a greater number of
environmental services and solutions in Worcester. Development of skills in low-carbon fields
amongst young people and other working age groups will accelerate growth of the low carbon
sector in Worcestershire and potentially the West Midlands.
Table 2.3: Community Skills and Enterprise – alignment with wider policy
Policy
document
details

Description of policy
document

Alignment with Community Skills and Enterprise

National Policy alignment
Building Back
Better: Our plan
for growth, HM
Treasury, 202127

This plan is a publication
setting out the government’s
plans to support economic
growth through significant
investment in infrastructure,
skills and innovation.

●

Improvement of skills is listed by Government as ‘critical
to the future success of the country’. The Skills and
Enterprise Centres are aligned to this statement by
providing educational and skills offer to local communities
in Worcester.

Levelling Up Fund:
Prospectus, HM
Treasury, 202128

The levelling up fund
prospectus provides
information on what the fund
will look to invest in, and
how local governments can
apply for funding

●

Skills taught at the new facilities will provide students with
the knowledge to support improvements to infrastructure
in Worcester that is presently in need of renovation. The
Levelling-Up agenda intends to invest in infrastructure
projects that will improve everyday life for the UK, and the
new education centres will teach the skills needed to
achieve that goal.

Regional Policy
Plan for Growth,
Worcestershire
LEP, 202029

The WLEP Plan for Growth
is a regional document
outlining the strategic vision
for the Worcestershire
economy, and the headline
objectives that need to be
met to achieve this vision

●

The Plan for Growth lists a responsive education and
training ecosystem as part of their vision for success. The
new training centres align with this as they will be
designed to respond to the skills needs of employers.

Strategic
Economic Plan,
Worcestershire
LEP, 2014 30

The Strategic Economic
Plan highlights the
challenges and opportunities
in the regional economy,
details the plan of
investment needed to reach
the vision, and provides
information on how the plan
will be delivered.

●

The WLEP strategic economic plan recognises
employment and skills as a key priority.
The following action areas are listed as key to developing
skills ambitions:
•
increasing apprenticeships
•
connecting vocational and educational pathways
•
building the capacity of training providers to respond
to employer needs
•
understanding skills gaps.

Local Skills
Report,
Worcestershire
LEP, 202131

The WLEP skills report 2021
is a regional document
which provides an overview
of current educational
context in WLEP, as well as
providing information and

●

●

One of the skills strategy priorities is the need to focus
education settings, from schools through to higher
education, on supporting education leavers to positively
respond to the needs of Worcestershire’s employers. The
new centres will deliver this.

27

HM Treasury (2021) Build Back Better: our plan for growth, Available at: Build Back Better: our plan for growth (HTML) - GOV.UK
(www.gov.uk)

28

HM Treasury (2021) Levelling Up Fund: Prospectus, Available at: Levelling_Up_prospectus.pdf (publishing.service.gov.uk)

29

Worcestershire LEP (2020) Plan for Growth, Available at: WLEP-Plan-for-Growth-2020-2040-FULL-VERSION.pdf

30

Worcestershire LEP (2014) Strategic Economic Plan, Available at: worcestershire-sep.pdf (lepnetwork.net)

31

Worcestershire LEP (2021) Local Skills Report, Available at: WLEP-A4-Landscape-Local-Skills-Report-2021-Final.pdf
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Policy
document
details

26

Description of policy
document

Alignment with Community Skills and Enterprise

rationale on priorities and
action areas going forward
to advance education and
skills in the economy.

●

●

Another of the skills strategy priorities states that skills
interventions need to focus on up-skilling and re-skilling in
response to changing demographics, and technology
impacting across sectors, to address replacement
demand and meet the needs of growth and future sectors.
The new centres align with this.
One of the action plan priorities is to create an education
and training provision eco-system that meets local needs
and the future trends of the Worcestershire economy. The
new centres will be designed to support this priority.

Local Policy
Worcester City
Plan 2016-2021,
Worcester City
Council 32

2.4

This plan is a publication
setting out Worcester City
Councils ambitions to create
a successful, vibrant and
sustainable Worcester.

●

Being a prosperous city is one of the five core objectives
of the Worcester City Plan 2016-21. This objective
involves:
•
building basic skills and removing barriers to work, to
help increase local employment
•
Working with training providers to ensure skills to
support public and private sector workforce demands
are met
•
Increasing opportunities by supporting city people to
develop new skills

Stakeholders

2.4.1

List of key stakeholders and their role or interest in the project

The table below presents the key stakeholders for the Community Skills and Enterprise project
and details concerning their role in the delivery and interest in the project.
Table 2.4: Strategic Partners for Community Skills and Enterprise
Organisation

Type of Organisation/
Description

Interest

Funding Streams
Worcester City Council

Public sector, Local Government
Council

Responsible for funding stream

Worcestershire County Council

Public sector, Local Government
Council

Responsible for funding stream and
delivery

Department for Work and Pensions

Government agency

Responsible for funding stream

ESiF Community Grants Team and
Providers

Agency funded by the European
Social Fund and the Skills Funding
Agency

Responsible for funding stream

National Education and Skills
Funding Agency (ESFA) Providers

Government agency

Responsible for funding stream

Other Strategic Partners

32

SERCO

Tier 1 supplier into DWP National
Training Programmes

Training provider

Shaw Trust

Hold the DWP Work & Health
Programme for Worcestershire

Training provider

Inter Learn

ESFA contractor

Training provider

Worcestershire Training Providers

Umbrella organisation representing
a network of training providers

Training provider

Worcester City Council (2016) Worcester City Plan, Available at: Worcester City Plan 2016-2021 FINAL - compressed.pdf
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Organisation

Type of Organisation/
Description

Interest

Platform Housing

Currently running an IT Skills pilot
scheme in Worcester

Training provider

Onside Independent Advocacy

Existing and key deliverer of support
into the Community

Training provider

Chamber of Commerce Training

Offers nationally accredited
international trade courses delivered
by the Accredited Chamber Network

Training provider

Worcester Community Trust

Key training provider in Worcester

Training provider, training
coordination and promotion (project
delivery)

Source: Worcester Community Trust Skills and Enterprise Hubs Feasibility Report, 2020

2.4.2

Summary of engagement to date and evidence gathered

In determining the feasibility of this Community Skills and Enterprise project, WCT were required
to satisfy several criteria and various project stakeholders in order to provide a viable offer 33.
The draft of the Worcester City Employment and Skills Strategy 2021-2024 was also in
development during the same time as feasibility work for the Community Skills and Enterprise
project was ongoing, and as such Worcester City Council have been conducting high level
consultation , in order to develop thinking around the theme of ‘skills in the community’ and how
this may be best delivered. In order to ensure alignment of both the conclusions for the
feasibility of the Community Skills and Enterprise Project, and the Employment and Skills
Strategy, there will and has been a free flow of information between the two exercises 34.
Contact has been made with representatives of three of the five organisations listed in Table 2.4
that are providing the funding streams to be utilised in the delivery of training, skills, employment
and enterprise services once the new centres are functional, as well as the Worcestershire LEP
Employment and Skills Board, in order to ascertain their support for the proposals of the project.
As the new skills centres are being designed to be high quality venues intended to attract
Training Providers and Businesses to deliver their courses from the hubs, the following Training
Organisations were also approached to ascertain their interest and appetite for this:
•
•
•
•
•

DWP/ESF Key Contractors
Worcestershire Training Providers Association
Digital Training Providers
Onside Independent Advocacy
Chamber of Commerce Training

Furthermore, the high-standard of facility that is to be delivered at the new Skills Centres is also
expected to make them suitable for in house training by local employers as well as for meetings,
conferences and ‘away-days’. The existing centres have been used for such purposes in the
past, however the ever-more dated facilities on offer have caused this usage to decline. In order
to ascertain the potential for increasing this type of usage again, existing and previous clients
were approached to see what facilities/price range would encourage them to use the hubs in the
future. The following representatives of the Business Community were also approached to gain
insight into whether the Hubs would provide for an attractive venue for corporate use.
•
•

Herefordshire & Worcestershire Chamber of Commerce
Worcester Business Central

33

Worcester Community Trust (2020) Skills and Enterprise Hubs Feasibility Report

34

ibid
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These discussions and consultations with the above stakeholders and organisations were used
to ascertain the appetite for use of the new centres, as well as to confirm that the new Skills
Hubs would align with the priorities and issues identified in Worcester 35.
2.4.3

Summary of stakeholder viewpoint of the project and how it has influenced the
Strategic Case
2.4.3.1

Strategic partners

Consultations with the five strategic partners responsible for the funding streams of the
Community Skills and Enterprise Project have revealed that, without exception there was
agreement that their criteria for the delivery of services would be satisfied by the project
proposals. This enables their funded programmes to be delivered through the new skills
centres.
Discussion with Worcester City Council showed that local government fully supports the intentions
and proposals of the Community Skills and Enterprise Project. This leads on from support of the
existing work that WCT do in the local community, delivering against the Worcester City
Employment and Skills Strategy through the existing Community Hubs and as an approved
framework provider for the City Council’s Inclusive Growth Programme.
The proposals for the Community Skills and Enterprise project have been reviewed by senior
representatives of Worcestershire County Council; Judy Chadwick and Sue Crow.
Table 2.5: Stakeholder response from representatives of Worcestershire County Council
Representative

Response

Judy Chadwick

Supportive of the proposals to deliver services through the Skills Centres and this is
evidenced by the fact that Worcestershire County Council already use the existing
centres to deliver some adult education services. The aspect of the Hubs approach
being supportive and helping to feed the education courses at the Hive, Fairfield and
Libraries, rather than conflicting with them, will need to be agreed, so that the Hubs
acting as satellites for these Centres could promote attendance at Courses being run
centrally.

Sue Crow

Supportive of the proposals, stating, ‘I like the idea of taking the training to the individual instead
of expecting the individual to come to the training’.
From a Worcestershire County Council Economic Development point of view it was felt that this
approach would add value to the Skills Infrastructure in the City, particularly in respect of School
Leavers and the percentage of residents with Qualifications. Sue felt that the Hubs could operate
as satellites for the Adult Education programme and agreed that taking the support out into the
Communities was an effective engagement strategy.

Source: Worcester Community Trust (2020)

The representative for DWP in the stakeholder consultation for this project has expressed a great
deal of support for the proposals.
•

•

35

DWP are on board with the proposed education and training model, stating, ‘it is going to
be essential for DWP delivery to have ‘3rd sector community delivery to deal with the Covid
jobs fallout and fits with Government Plans for Jobs rollout, particularly Youth
Unemployment which is the key concern’.
DWP consider the upskilling and training of WCT staff and volunteers in areas such as
mental health and careers IAG to be a great idea. This will allow WCT staff to act
effectively and professionally as the access point for the DWP services available.

Worcester Community Trust (2020) Skills and Enterprise Hubs Feasibility Report
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DWP recognise the importance of outreach and community networks, particularly for
young people, as other models such as the Job Centre Plus brand don’t work as
effectively as required.
DWP are also very enthusiastic regarding the focus of the new skills hubs on digitalisation
and construction, saying that digital skills are, ‘absolutely key to everything, particularly
during Covid when all courses are delivered being delivered virtually’. DWP are also
supportive of the Building Block, and welcome plans for Building Block 2 at Dines Green.

•

2.4.3.2

Training providers

The table below provides insight into the responses and level of support received from prospective
training and education providers with respect to their view to the delivery of their services through
the hubs, either direct or through sub-contracting to WCT to deliver.
Table 2.6: Stakeholder response from training providers
Training
provider

Description of provider

Response from consultation

SERCO

Tier 1 supplier into DWP National Training
Programmes and have been delivering in
Worcestershire under ESFA/ESIF Contracts.

SERCO support the project and the
proposed Hubs model – the training provider
likes the idea of installing training facilities
within deprived communities as this removes
some level of barrier to access.

Shaw Trust

Currently hold the DWP Work & Health
Programme for Worcestershire and know WCT
very well as a result and already refer their
clients. They are familiar with the Hubs and
their locations.

Representatives were enthusiastic about the
plans for the Community Skills and
Enterprise Project. This was based on the
experience of working with WCT and in
support of ‘anything that grows on what they
do’.

Inter Learn

InternLearn are a ESFA contractor providing
skills and training, particularly around
apprenticeships. They have 7 ESFA contracts
across the Country but are a Worcestershire
business based in Bromsgrove and as such
work closely with the WLEP and understand the
issues in Worcester as a result.

As Inter Learn are based in Worcester, the
organisation is keen to give back to the
community. The organisation would
therefore welcome the opportunity to deliver
services in a community venue, provided it is
equipped with appropriate digital
infrastructure and facilities.

Worcestershire
Training
Providers

Worcestershire Training Providers (WTP) is the
umbrella organisation representing a network of
training providers, FE Colleges and
voluntary/third sector organisations delivering
Apprenticeships, Traineeships and Study
Programmes for adults and young people in
Worcestershire.

WTP support the proposals of the Skills and
Enterprise project, particularly in the areas of
construction, digital, e-learning suites, and
employability.

Onside
Independent
Advocacy

An existing and key deliverer of support into the
Community, including Inclusive Growth services,
some in conjunction with WCT.

Onside Independent Advocacy have
expressed an interest in expanding their
existing hub-based activities, both in terms
of service delivery and outreach.

Source: Worcester Community Trust Feasibility Report (2020)

2.5

Vision and objectives

The Worcester TIP 2021 vision feeds into the more specific vision for the Community Skills and
Enterprise intervention. The TIP vision has been collaboratively developed with the Worcester
Town Deal Board and represents the public, private and voluntary sectors, alongside wider
stakeholders in the local community. The TIP vision is built on three ambitions, which lie at the
heart of the investment approach and are expected to drive positive outcomes in Worcester:
●

An Economically Diverse City.

100103017 | 1 | A | May 2022

Page 110
Mott MacDonald | Worcester Town Investment Plan Stage 2
Community Skills and Enterprise Full Business Case

●

A Connected City.

●

A City Built on Quality of Place.

The Community Skills and Enterprise project will play a crucial role in realising the vision of the
Worcester TIP. Specifically, the project will contribute towards the ambition to create “An
Economically Diverse City” by working towards the specific objective of raising skills levels in the
most deprived wards in Worcester and providing access to job opportunities for locals.
2.5.1

SMART objectives

The Community Skills and Enterprise Centres will make a vital contribution to recovery from
Covid-19. The education and skills offer to locals, once the centres have been developed, will
provide fresh opportunity for both mature students to re-skill, and younger students to gain
experience in new fields, leading to further and higher education or increased employability in
relevant sectors. The new centres will actively support deprived communities in overcoming socioeconomic issues that have previously held them back from achieving.
The objectives for this project include36:
●

8 facilities that can accommodate, in total, 4262 learners into some form of skills and
training programme up to level 3 by 2026/27.

●

56 different training courses on offer, for delivery across the 8 centres by 2026.

●

Giving people from deprived areas of the Worcester access to 8 locations, in order to gain
skills and training up to level 3 by 2026.

2.5.2

Measures of success

Beyond the SMART objectives set out above, the measures of success for the Community Skills
and Enterprise project also include:
•
•
•
•

2.6
2.6.1

Increased enrolment in education courses amongst residents in deprived communities
in Worcester
Reduced skills shortage reported by local employers
Improved perception of Worcester as a place to live and study
Higher economic activity rate in Worcester as a whole

The proposed investment
Project proposal

The Community Skills and Enterprise project, as part of the Worcester Towns Fund programme
of investment, will enhance the adult education offer in the city by expanding training facilities at
existing community centres that currently play an important role supporting Worcester’s deprived
communities. The centres will provide inclusive training facilities in deprived communities where
inaccessibility to education and skills provision has proved a barrier to participation.
The gaps in skills and training that this project seeks to fill, will create a pathway into further and
potentially higher education for leaners who have low educational attainment and barriers in
accessing educational services. There will be a focus on continued partnership with local and
national training providers to deliver community led training from our hubs from entry level (IT
for the terrified, basic literacy, self-confidence, applying for jobs and interviews etc.), through to
sector based training at level one, two and three, with a particular focus on customer services,

36

Worcester Community Trust (2021) Project Confirmation Form
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and the construction trades including bricklaying, carpentry, plumbing and green tech trades
such as solar and heat pump installation engineers.
The new centres will deliver a range of skills training to students, providing support in areas such
as digital capability, life and job focused support leading to soft skills and accredited qualifications,
self-employment, as well as start-up and social enterprise advice. The different training courses
will be provided by various established industry providers in the relevant areas.
The capital works of the project will consist of the following developments to the
community centres included in the project:
•
•
•
•

existing

New Build ;
Extension or reconfiguration or refurbishment of buildings;
Provision of digital infrastructure and vocational training equipment; and
Dedicated facilities that enable training and established community uses to take place at
the same time.

The above developments will include a construction and green technology skills centre to the
west of Worcester at Dines Green, designed to replicate the successful Building Block
Construction Skills Centre at Warndon, relieving a degree of strain on this facility brought about
by over-subscription.
The new centres positioning in deprived localities around Worcester improve accessibility and
encourage participation, particularly among groups facing travel, cost as well as caring and family
obligation constraints. The local areas that have been identified for the Community Skills and
Enterprise Centers at this stage of the project are illustrated in Figure 2.5 below:
Figure 2.5: Planned locations of Skills and Enterprise centres in Worcester

Source: Mott MacDonald
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The development of the new Skills and Enterprise Centres will be facilitated via the application of
capital secured through the Towns Fund, as well as co-funding from other public sources. Towns
Fund capital for the development of the centre amounts to £1.96 million, while the amount of cofunding secured for the project is £310,00037. It is important to note that this funding is required
for all centres on the map above, with the exception of the Building Block at Warndon. This centre
has already received funding from the Accelerated Towns Fund, is presently under construction,
and is a complementary element of the Community Skills and Enterprise project.
In particular, the project proposal will actively mitigate the issues of fear of formal education and
a lack of transport and financial hardship, highlighted as key barriers to education and
employment for deprived communities in Section 2.2.1. Firstly, the new training centres will be
located within deprived communities, thus removing the barrier of transport availability, and an
inability to afford transport to education as the new facilities will be within walking distance to
local residents. Secondly, the new centres, such as the construction skills centre at Dines
Green, will not be ‘academic’ in nature, and will have a focus on teaching vocational skills to
students rather than academia such as maths and literacy.
2.6.2

Summary of options considered

The different options considered for addressing the current issues of educational attainment,
unemployment and barriers to education in certain areas of Worcester are provided in Table 2.7.
There are four options considered for delivering the Community Skills and Enterprise project
which are covered in more detail in the Economic Case and are linked to the spatial extent and
pace of development on the site.
Table 2.7: Community Skills and Enterprise – potential options
Option

Description of option

Conclusion

Option 1 – Do Nothing

This would not meet any of the
aims of the project

Discounted as doesn’t achieve the
councils aims and objectives

Option 2 – Delivery of 3
centres only – Do
Minimum

This option wouldn’t allow us to
deliver the number of outcomes to
meet the aims of the project

Discounted as doesn’t achieve the
councils aims and objectives –
specifically providing opportunities
located with local communities

Option 3 – Delivery of
Skills and Training
Project – Do Something

This option would allow us to
deliver the number of outputs and
outcomes needed to meet the aims
of the project

Preferred option

Option 4 – Do Maximum

This option is mostly the same as
Option 3, but at a higher
specification and fit out - it would
allow the delivery of all the aims
and outcomes of the project,
however the project cost would be
too high

Discounted as, although this option
would deliver the required outputs and
outcomes, the financial costs
associated with this option are too high
and the project would not be affordable.

Source: Worcester Community Trust

The qualitative options appraisal set out above confirmed the identification of Option 3 a as the
Preferred Options for the Community Skills and Enterprise project.

37

Worcester TIP (2021) Project confirmation table
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Project risks, constraints, and interdependencies
2.6.3.1

Risks

The table below sets out the top risks for development of the Community Skills and Enterprise
project detailed within the risk assessment. Further detail on risk is set out in the Management
Case and Appendix A.
Table 2.8: Risk Register
Risk

Worcester

Worcestershire

The original scope of works was estimated
at £5million, eventual Town Fund award is
£1.9 million, with two additional properties
added. The extent of the facilities affordable
on this basis may not be sufficient to meet
target outputs.

Target outputs not met due
to insufficient funding for
required development.

Targeted investment is intended to
maximise impact of budget that is
available. WCT detailed business
planning process is ensuring source of all
outputs is recognised and mapped to
venues to ensure sufficient capacity is
created

Identified needs change meaning works
become unsuitable for service delivery

Development of unsuitable
skills facilities that to not
adhere to the needs of
surrounding communities

Commissioned designs require space to
be flexible and suitable for multiple uses.
Construction Forum is designing ongoing
process to identify changing construction
training needs.

Disruption during works

Extension of construction
timeline
and
delayed
project completion

Extent of disruption will be considered in
confirming designs and scope of works.
Lessons learned from ATF will be
applied.

Utilities are not adequate to service building
extensions

Extensions to existing
centres are not served by
existing building utilities.

No issues anticipated. Utility surveys will
be commissioned (or included in
Contractor scopes) prior to works.
Sufficient contingency will be included in
cost plans.

The original scope of works was estimated
at £5million, eventual Town Fund award is
£1.9 million, with two additional properties
added. The extent of the facilities affordable
on this basis may not be sufficient to meet
target outputs.

Target outputs not met due
to insufficient funding for
required development.

Targeted investment is intended to
maximise impact of budget that is
available. WCT detailed business
planning process is ensuring source of all
outputs is recognised and mapped to
venues to ensure sufficient capacity is
created

Source: Worcester Community Trust

2.6.3.2

Constraints and interdependencies

At this stage of the project, it is understood that the Community Skills and Enterprise project is
currently not dependent on any other project or programme being delivered in Worcester.
However, the progression of the Community Skills and Enterprise project is conditional on the
satisfaction of various planning conditions. The project constraints and dependencies are detailed
in Table 2.9.
Table 2.9: Constraints and dependencies of the Community Skills and Enterprise Project
Constraints

Management

Current Status

Planning permission required for
BB2

Application to be submitted

To be commissioned Summer
2022

Ongoing demand for community
centre usage

Programme to be designed to
accommodate existing use /
mitigate any reduction in
capacity

To be commissioned Summer
2022

Source: Worcester Community Trust
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2.6.4

Project theory of change

A detailed depiction of how the chosen option will help achieve the objectives of the Community
Skills and Enterprise project, and link with wider vision and objectives of the Worcester TIP
alongside other broader policy objectives, is set out in the project theory of change below.
Following Magenta Book best practice, the Theory of Change sets out the contextual challenges
faced by deprived communities in Worcester, such as high levels of education and employment
deprivation at a local level, a falling and ageing population, and a lack of required skills in the local
economy. The required inputs set out the specific items required for delivery of the project
including funding, stakeholder support and design expertise. Outputs describe clearly how the
Towns Fund money will be spent and the tangible deliverables of the project within the scope of
the Community Skills and Enterprise project. Those outputs will then deliver outcomes which are
the measurable results expected to arise from completion of the Skills and Enterprise Centres.
This focus on supplying tailored educational facilities in deprived communities in Worcester will
support the reduction of unemployment levels at a local level and the increase of educational
attainment amongst Worcester residents, consequently leading to healthier economy in the city.
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Figure 2.6: Theory of Change
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Expected outputs and outcomes

There are several key outputs and outcomes expected to arise upon completion of the Community
Skills and Enterprise Project. The outputs of the project are designed to yield desired outcomes
that will support the correction of highlighted issues in Worcester. The outputs and outcomes of
the Community Skills and Enterprise scheme are detailed in Table 2.10.
Table 2.10: Outputs and outcomes of the Community Skills and Enterprise Project
Outputs
•

Refurbishment, extension or
reconfiguration of buildings.

•

Provision of digital infrastructure and
vocational training equipment.

•

Increase in capacity and accessibility to
new or improved skills facilities for
deprived areas in Worcester

•

1 established training network

•

4,377 learners achieving entry Level, VQ
level 1, 2, 3 qualifications over the first
five years:
o Year 1 – 222
o Year 2 – 729
o Year 3 – 1142
o Year 4 – 1142
o Year 5 – 1142

2.6.6

Outcomes
•
•
•
•
•
•

Increase in capacity and accessibility to 8
new or improved skills facilities
Greater qualified workforce
Availability of new specialist equipment
Increased and closer collaboration with
85 employers
Increase in the breadth of the local skills
offer that responds to local skills needs
Increased benefit for the public education
over the long term

Expected different impacts by protected characteristics and/or income groups

Inclusive growth is at the heart of WCT’s Skills and Enterprise Programme. The programme
adopts an overarching aim to address the barriers that people living in deprived areas of
Worcester have to overcome in order to access opportunities around employment, education
and enterprise.
WCT is in a good position to support deprived local communities in Worcester, as the
organisation presently engages with individuals and families that mainstream services are
supporting. Through the development of the new Community Skills and Enterprise Centres, the
aims of the Town Fund are supported, by providing families subject to disadvantaged
backgrounds or deprivation with the following outputs and outcomes:
•

An increase in capacity and accessibility to new or improved skills facilities

•

Improved availability of new specialist equipment

•

Closer collaboration with employers

•

An increase in the breadth of the local skills offer that responds to local skills needs.

•

Increased share of young people and adults who have relevant skills for employment
and entrepreneurship
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3 Economic Case
3.1

Introduction

The Economic Case will demonstrate the public value for money of the preferred option to
society. This is demonstrated through a Value for Money (VfM) assessment of the preferred
option.

3.2

Approach to Economic Case

The approach taken to the economic case is based on a combination of quantitative and
qualitative analysis designed to accurately reflect the emerging proposal for the Community
Skills and Enterprise project in Worcester. The quantitative assessment focusses on capturing
lifetime benefits to students of gaining level 2 and 3 qualifications, using a returns to education
model produced by Mott McDonald. This approach has been used as the benefits captured
through this model reflect the core impacts of the project and can be reliably quantified at this
stage of project development.
Additional benefits are captured qualitatively. The project costs and benefits have been
appraised over a 30 year appraisal period and are presented in 2022 prices, discounted at a
standard rate of 3.5% in line with HM Treasury Green Book guidance.
3.2.1

Options appraisal

As stated in section 2.6.2 of this report, four options were considered for the development of the
Community Skills and Enterprise Project in Worcester. These are identified in Table 3.1 below
along with the conclusion made when considering their feasibility and viability.
Table 3.1: Options considered
Option

Description of option

Conclusion

Option 1 – Do Nothing

This would not meet any of the
aims of the project

Discounted as doesn’t achieve the
councils aims and objectives

Option 2 – Delivery of 3
centres only – Do
Minimum

This option wouldn’t allow us to
deliver the number of outcomes to
meet the aims of the project

Discounted as doesn’t achieve the
councils aims and objectives –
specifically providing opportunities
located with local communities

Option 3 – Delivery of
skills and training
project – Do Something

This option would allow us to
deliver the number of outputs and
outcomes needed to meet the aims
of the project

Preferred option

Option 4 – Do Maximum
and delivery of Skills
and Training project

This option would allow us to
delivery all the aims and outcomes
of the project, however the project
cost would be too high

Discounted as, although this option
would deliver the required outputs and
outcomes, the financial costs
associated with this option are too high
and the project would not be affordable.

Source: Worcester Community Trust

The qualitative options appraisal set out above confirmed the identification of Option 3 as the
Preferred Option.
As a result of this, Option 3 has been taken forward for detailed analysis against the Do-Nothing
option.
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3.3
3.3.1

Economic benefits
Returns to education model

The Department for Education – The economic value of key intermediate qualifications study
(and many other UK studies) estimates that there are profound benefits of educational
attainment through wage premiums and less time in unemployment for graduates with higher
level skills38. Due to the increase in productivity and more time spent in employment there are
identifiable and demonstrable economic and social benefits associated with gaining
qualifications.
In Worcester, there are prevalent social and cultural issues that act as berries to education for
communities where the greatest demand exists. Worcester’s inefficient provision of an
education network that targets persistent low/no level skills is the result of a market failure39 that
requires public intervention to address.
The case for public support of post-16 training rests on failures in information and capital
markets, and on social arrangements for free movement of labour. Ideally, well-informed people
would identify the financial and other benefits of training, and effective capital markets would
supply any funds needed to pay for training and income support whilst training. Unfortunately,
people are often poorly informed; capital markets, facing diseconomies of scale and risk cannot
effectively meet training costs; and employer funding of training, recouped through subsequent
years of employment of successful trainees, is undermined by the ability of trainees to move on
after training. Although there is extensive investment in training by individuals and employers,
market failure leads to a poor level of provision.
The locations, accessibility to deprived communities, cost of the facility refurbishment as well as
course provision combines to create sub-optimal provision of post-16 training that prohibits a
purely market driven solution. As such, a mixture of markets and public provision is required to
generate outcomes that best serve local communities.
The case for training is usually, and reasonably, discussed in terms of the needs of employers
or trainees, yet this often picks up where market failures are at their most severe. A shortage of
workers, for instance, may be evidence that in this occupation markets are working particularly
poorly and, correspondingly, that the returns to public investment are likely to be high.
People acquiring a higher level of skill command higher wages on average and are more likely
to be in employment. Moreover, the willingness of employers to pay higher wages for higher
skills is evidence that productivity of skilled workers more than compensates for the higher wage
(otherwise the employers would be unwilling to take the employee).
Mott MacDonald analysis is assessed on an ‘acceleration of provision’ basis. The Centres
facilitate the training provision for five years which will then lapse with the activities assumed to
be entirely displaced from elsewhere in the economy from that year onwards. This is a
conservative assumption reflecting that after 5 years additional investment will likely be required
(e.g. new technology, new facilities etc) to provide the right quality of education. level of
demand. On this basis, it is reasonable to attribute all of the benefits during those five years to
the proposed Skills and Enterprise Centres.

38

Department for Education (2014): The economic value of key intermediate qualifications: estimating the returns and lifetime productivity
gains to GSCE’s, A-levels and apprenticeships. Available at:
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/387160/RR398A__Economic_Value_of_Key_Qualifications.pdf

39

Market failure arises where, for clearly identifiable reasons, free markets produce substantially less or more of a good or service than
they would in properly functioning markets.
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Further assumptions used in the economic appraisal and the source/justification of each is
provided in Table 3.2 below.
Table 3.2: Returns to Education Assumptions
Item
Displacement

Value
75% for 5
years,
100%
thereafter

Source/Justification
Additionality Guide 201440 dictates a displacement rate of 75% is high. A
high level of displacement has been chosen in the short term for this
project to reflect the low level of education being offered, which therefore
has a greater potential to be received elsewhere as specialised equipment
and resource is not needed. The high level of displacement also reflects
the cautious approach taken to this economic appraisal.
Increasing displacement to 100% after five years is a conservative
assumption to reflect the fact that after 5 years additional investment will
be required (e.g. new technology, new facilities etc) to provide the quality
of education targeted. It is also expected that after 5 years sufficient time
will have passed for supply to meet the increased level of demand.

Deadweight

0% for 5
years,
100%
thereafter

Assumed that after 5 years 100% of education places would be provided
elsewhere in the area through alternative arrangements. Whether this
would be deadweight or displacement depends on whether provision
would be made by WCT or alternative education providers and is likely a
combination of the two. Long period where the local population has had
limited local FE provision and the medium size and level of complexity in
this capital project suggests it would take significant time for alternative
provision to be fully realised.

Net additional Level 2 and 3 Students at
the Skills and Enterprise Centres in Year
1 and 2

0

Worcester Community Trust

Net additional Level 2 Students at the
Skills and Enterprise Centres in Years 3,
4, 5.

50

Worcester Community Trust

Net additional Level 3 Students at the
Skills and Enterprise Centres in Years 3,
4, 5.

80

Worcester Community Trust

Proportion of students completing level 2
& 3 qualifications

85%

Worcester Community Trust

Marginal lifetime benefit of achieving a
level 2 apprenticeship compared to
anything less

£139,123

Marginal lifetime benefit figures for achieving a level 2 apprenticeship
compared to anything less were taken from the New Economic Unit
Database for both women and men. A GDP deflator was then used to
convert these 2012/13 figures into 2022/23 values.
To give the figure used in the economic appraisal, the average of the male
and female value in 2022/23 prices was taken, giving £142,887

Marginal lifetime benefit of achieving a
level 3 apprenticeship compared to
anything less

£171,156

Marginal lifetime benefit figures for achieving a level 3 apprenticeship
compared to anything less were taken from the New Economic Unit
Database for both women and men. A GDP deflator was then used to
convert these 2012/13 figures into 2022/23 values.
To give the figure used in the economic appraisal, the average of the male
and female value in 2022/23 prices was taken, giving £175,787.

The returns to education benefits as a result of the new Community Skills and Enterprise
Centres have been calculated through the steps described below, using the assumptions listed
in Table 3.2:
1. The future total number of students for each level of education (pre-entry level, level 1, 2 and
3) in year 1, year 2, and then years 3, 4 and 5 were identified based on forecasts from WCT.
2. These figures were then compared to the current provision form the centres should funding
not be received, as well as student capacity to arrive from Building Block at Warndon which

40

Homes and Communities Agency (2014) Additionality Guide, Available at: HCA Policy Covers (publishing.service.gov.uk)
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has already received funding from the accelerated Towns Fund. From this, net additional
learners at the centres was calculated for years 1, 2, 3, 4 and 5.
3. Forecasted student completion rates provided by WCT were then applied to identify the net
additional number of students that will complete courses at each level at the new Skills and
Enterprise hubs with full qualifications each year.
4. Pre-entry and Level 1 courses have not been included as part of the benefits calculation for
this model. This is because, at such a low level of qualification, it is expected that
displacement is 100%. Removing these levels of qualification from the BCR also maintains a
cautious approach to the economic analysis.
5. The net additional number of completed Level 2 apprenticeships were multiplied by the
marginal lifetime benefit of achieving a Level 2 apprenticeship compared to anything less
(£139,123) in 2021/22 prices to find the total benefit from these courses.
6. The net additional number of completed Level 3 apprenticeships were then multiplied by the
marginal lifetime benefit of achieving a Level 3 apprenticeship compared to anything less
(£171,156) in 2021/22 prices to find the total benefit from these courses.
7. Steps 4 and 5 were applied for the first five years after forecasted project opening, to give
the lifetime benefits to each year of graduates. After five years, it is assumed that
displacement reaches 100%
8. These values were then summed to find the annual total economic benefit from the Skills
and Enterprise Centres. A discount rate of 3.5% per annum was then applied as per HM
Treasury Green Book guidance41 . The site is expected to open in 2022/23 with the first year
of graduations being realised in that year.
9. The total benefits over a 5-year period were then adjusted by a displacement factor of 80%.
Such a high displacement factor has been applied so as to reflect the lower level of
education that will be provided at the new centres, therefore meaning it is more easily found
elsewhere. The high short term displacement figure also ensures a cautious approach to the
economic analysis.
The present value of the returns to education benefits is therefore approximately £26.5m in
2021/22 prices.
Using the assumptions detailed above in Table 3.2, the overall Community Skills and Enterprise
Project is expected to yield total monetizable benefits of approximately £11.5m. A breakdown of
these benefits is provided below in Table 3.3
Table 3.3: Summary of quantified benefits (discounted)
Project benefit

Do Nothing

Do Something

Lifetime benefits of returns to education (Level 2 qualification)

-

£3,865,975

Lifetime benefits of returns to education (Level 3 qualification)

-

£7,609,800

Total

-

£11,475,775

Source: Mott MacDonald

3.4

Economic costs

The costs have been produced by Worcester Community Trust for the delivery of the
Community Skills and Enterprise project, detailing the profile of spend on the project from
2020/21 onwards. This section will cover the method used by Mott MacDonald in converting the

41

HM Treasury (2020), The Green Book. Available at:
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/938046/The_Green_Book_2020.p
df
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cashflow forecast into the net economic costs used in the economic analysis and value for
money calculations.
Table 3.4 sets out the net economic costs for the Core Scenario, undiscounted in 2021/22
prices. This includes all public and private sector funding for the project. A 10% risk value has
also been included in the economic costs of the project and been apportioned across each year
of development in line with CAPEX and OPEX phasing. Costs of the Building Block at Warndon
are not included as funding has already been secured. Therefore costs and benefits from this
element of the project are not considered to be associated with the Towns Fund request
included in this business case.
Table 3.4: Core scenario economic costs (undiscounted, excluding optimism bias)
2021/22

2022/23

2023/24

2024/25

2025/26

2026/27

Total

Fairfield

£0

£100,000

£0

£0

£0

£0

£100,000

St Peters

£0

£400,000

£0

£0

£0

£0

£400,000

WCT Building Block 1

£0

£0

£0

£0

£0

£0

£0

WCT Building Block 2

£0

£125,000

£1,125,000

£0

£0

£0

£1,250,000

WCT Ronkswood

£0

£20,223

£189,778

£0

£0

£0

£210,000

WCT Horizon

£0

£20,000

£180,000

£0

£0

£0

£200,000

WCT King George V

£0

£14,000

£0

£0

£0

£0

£14,000

WCT Tolly

£0

£14,000

£0

£0

£0

£0

£14,000

TOTAL CAPEX COST

£0

£693,223

£1,494,778

£0

£0

£0

£2,188,000

Revenue costs (construction phase)

£0

£50,000

£50,000

£50,000

£0

£0

£150,000

PM Costs

£0

£2,333

£2,333

£2,334

£0

£0

£7,000

Revenue costs (operating phase)

£0

£4,080

£3,445

£89,085

£89,085

£89,085

£274,780

TOTAL OPEX COSTS

£0

£56,413

£55,778

£141,419

£89,085

£89,085

£431,780

Total Costs

£0

£749,636

£1,550,556

£141,419

£89,085

£89,085

£2,619,780

CAPEX

OPEX

Source: Mott MacDonald

The discounted costs (excluding sunk costs) for the Core Scenario are detailed below in Table
3.5. In line with HMT Green Book 2020 guidance, values have been discounted at a rate of
3.5% per annum. An optimism bias has also been applied to the final sum of CAPEX and OPEX
for the Community Skills and Enterprise Project.
A 40% optimism bias42 has been applied for this project, higher than the upper bound for
standard buildings projects, as per HMT Green Book guidance. The higher value has been
selected due to the complexity and number of facilities involved across multiple locations.
Table 3.5: Core scenario economic costs (discounted, including optimism bias)
Real Discounted

2021/22

2022/23

2023/24

2024/25

2025/26

2026/27

Total

Fairfield

£0

£96,618

£0

£0

£0

£0

£96,618

St Peters

£0

£386,473

£0

£0

£0

£0

£386,473

WCT Building Block 1

£0

£0

£0

£0

£0

£0

£0

WCT Building Block 2

£0

£120,773

£1,050,200

£0

£0

£0

£1,170,972

CAPEX

42

A cost adjustment (i.e. increase) to reflect the proven tendency for appraisers to be over-optimistic about key project parameters.
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Real Discounted

2021/22

2022/23

2023/24

2024/25

2025/26

2026/27

Total

WCT Ronkswood

£0

£19,539

£177,159

£0

£0

£0

£196,698

WCT Horizon

£0

£19,324

£168,032

£0

£0

£0

£187,356

WCT King George V

£0

£13,527

£0

£0

£0

£0

£13,527

WCT Tolly

£0

£13,527

£0

£0

£0

£0

£13,527

TOTAL CAPEX COST

£0

£669,780

£1,395,391

£0

£0

£0

£2,065,171

Revenue (construction phase)

£0

£48,309

£46,676

£45,097

£0

£0

£140,082

PM Costs

£0

£2,254

£2,178

£2,105

£0

£0

£6,537

Revenue costs (operating phase)

£0

£3,942

£3,216

£80,350

£77,632

£75,007

£240,147

TOTAL OPEX COSTS

£0

£54,505

£52,069

£127,552

£77,632

£75,007

£386,766

Total Costs (Ex. OB)

£0

£724,286

£1,447,460

£127,552

£77,632

£75,007

£2,451,937

OPEX

OB

40%

Total Costs (Inc OB)

£3,432,712

Source: Mott MacDonald

3.5

Value for money assessment

There are two key metrics set out in the MHCLG appraisal guidance that can be used to assess
VfM: the calculation of BCRs, which simply show the ratio of benefits to costs; and the NPSV,
which represents the present value of benefits less the present value of costs. A BCR of above
1 and a positive NPSV indicates that the intervention option under consideration represents
good VfM. The higher the BCR, the higher the overall VfM (not taking into account nonmonetised costs and benefits).
The VfM assessment for this project is based on a 30-year appraisal period. In line with HMT
Green Book 2020 guidance, values have been discounted at a rate of 3.5% per annum. The
price base year is 2021/22. The results of the VfM assessment for the overall project for the
Core Scenario is outlined in Table 3.6 below. The VfM assessment for the Community Skills and
Enterprise project Core Scenario shows a 3.3 BCR. This demonstrates high value for money,
significantly above a BCR of 1 and a NPSV of £8 million.
Table 3.6: Value for Money assessment
Item

Core Scenario

Economic Benefits
Returns to Education

£11,475,774

Total benefits

£11,475,774

Economic Costs
CAPEX (Public)

£2,065,171

OPEX (Public)

£386,766

CAPEX (Private)

£0

OPEX (Private)

£0

Total (Ex OB)

£2,451,937

Total Costs (Inc OB)

£3,432,712

NPSV

£8,043,062

BCR Calculation

3.3

Source: Mott MacDonald
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Sensitivity analysis

Three sensitivity tests have been produced to stress test the analysis, to better understand the
assumptions that drive the benefits and costs. The following assumptions were tested:
•
•
•

Sensitivity 1 – a 25% reduction in student completion rate, limiting one of the core
benefits claimed in the value for money analysis
Sensitivity 2 – a 75% optimism bias is applied to total CAPEX and OPEX (from 40% to
75%). optimism bias inflates total estimated costs of the project by 75%.
Sensitivity 3 – a short term displacement factor of 80% is applied (from 75%). This
refers to the proportion of students studying at the Enterprise Centres in the first five
years of operation that are accounted for by reduced outputs elsewhere in the target
area, and are therefore not to be included within the project benefits.

These sensitivities have been applied to the VfM assessment for the Community Skills and
Enterprise Project, and the results of these assessments are outline in Table 3.7 below. The
BCR calculation for the Community Skills and Enterprise Project shows a high VfM for all
sensitivity tests, demonstrating the robust value of this project. Sensitivity 1 – (application of
25% lower student completion rate) has a BCR of 2.4 and a NPSV of over £4.5 million.
Sensitivity 2 – (application of a 75% optimism bias) demonstrates a BCR of 2.7, as well as an
NPSV of over £7 million. Sensitivity 3 – (application of an 85% short term displacement value)
produces the same VfM as Sensitivity 2 in terms of BCR at 2.7, but a NPSV of almost £5.75
million.
Table 3.7: Sensitivities Value for Money Assessment
Item

Sensitivity Test 1

Sensitivity Test 2

Sensitivity Test 3

Returns to Education

£8,100,547

£11,475,774

£9,180,619

Total benefits

£8,100,547

£11,475,774

£9,180,619

CAPEX (Public)

£2,065,171

£2,065,171

£2,065,171

OPEX (Public)

£386,766

£386,766

£386,766

CAPEX (Private)

£0

£0

£0

OPEX (Private)

£0

£0

£0

Total (Ex OB)

£2,451,937

£2,451,937

£2,451,937

Total Costs (Incl OB)

£3,432,712

£4,290,890

£3,432,712

NPSV

£4,667,835

£7,184,884

£5,747,907

BCR Calculation

2.4

2.7

2.7

Economics Benefits

Economics Costs

Source: Mott MacDonald

3.7

Non-quantified benefits

In addition to the quantified benefits identified in the previous section, the completion of the
Community Skills and Enterprise project is expected to bring about further non-quantifiable
benefits. These include:
•

Reducing social inequality and isolation – as discussed in the Strategic Case of
this report, the Community Skills and Enterprise Centres will provide low-level
education and re-skilling opportunities in skilled trades for deprived local areas in
Worcester that have, in the past, been relatively isolated from such facilities. Over
time, it is expected that the courses taught at the new centres will provide residents
in these deprived communities with the confidence and various skills needed to
increase their employability. Enhanced employability and motivation to work in these
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deprived areas will lead to increased household earnings, and therefore an eventual
reduction in the disparity of deprivation between these areas and more affluent ones
in Worcester.
An improved perception of Worcester as a place to live and study – The
Community Skills and Enterprise project is a key component of the wider regeneration
programme across Worcester which will improve the external perception of
Worcester as a good place to live and study. The renovation of the old community
centres, to house improved facilities that allow for more extensive and new courses
of education and upskilling will improve the educational offer of Worcester and
transform the more deprived areas of the city, encouraging those who would
otherwise relocate out of the city, to study, live and work in the area.
Knock on effects of increased economic activity in the long term – the upskilling
and education of adults in deprived communities in Worcester will improve
employability and lead to increased employment in the long term. This in turn will lead
to increased take-home pay for previously lower-income families and residents,
facilitating an increase in spending in the local economy. This will have positive
impacts for third party businesses in the area such as café’s, restaurants, high street
shops retail shops and leisure providers who benefit first hand from the increase in
spending.

Summary

In summary, the Worcester Community Skills and Enterprise project will deliver a positive value
for public money, regardless of a shift in student completion rates, cost inflation or short term
displacement, within the parameters used in the sensitivity analysis.
Table 3.8: Benefits, costs and BCR summary
Core Scenario

Sensitivity Test 1

Sensitivity Test 2

Sensitivity Test 3

Total Benefits

£11,475,774

£8,100,547

£11,475,774

£9,180,619

Total Costs (Inc OB)

£3,432,712

£3,432,712

£4,290,890

£3,432,712

BCR

3.3

2.4

2.7

2.7

Source: Mott MacDonald

Beyond quantifiable benefits, the project is also expected to reduce the deprivation gap
between deprived and more affluent areas of Worcester, contribute towards an enhanced image
of Worcester as a place to live and study, and increase spending in the wider economy in the
long term.
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4 Financial Case
4.1

Introduction

Based on the appraisal set out in the strategic and economic cases this section sets out the key
financial considerations for the preferred option for the Community Skills and Enterprise project
with Towns Fund funding. The case sets out how the project will be funded, the total costs of the
project over its implementation in the current financial year to 2024/25, the sources of funding
and the profile of funding over the delivery period.
This is detailed through financial costs, revenue streams and assessments of affordability for
the intervention. This business case is seeking £1.96m Towns Fund grant funding to deliver the
£2.3m project.

4.2

Approach to Financial Case

WCT have considered a range of funding sources and secured a range of public sector funding.
The Towns Fund ask represents a gap funding requirement for the project based on the
estimated cost of the project and alternative available funding sources. As a result, the project
cannot proceed without Towns Fund grant funding.
Across the delivery period (2022/23 – 2024/25), an adjustment for inflation has been applied,
based on a BCIS Tender Price Index (Dec 2021). In addition, a risk adjustment has been
applied to the project costs, in most instances this is 10%, a reasonable adjustment for a project
of this size. A higher 20% risk factor has been applied to the Ronkswood centre, and 15% to the
Horizon centres, to reflect the less advanced stage of planning that these elements are at.
It is important to note again that costs for the Building Block at Warndon are not included in this
section, as this centre is not dependent on Towns Fund funding to arise from this business
case.

4.3

Cost

The total construction cost of the Community Skills and Enterprise Project is estimated to be
£2,345,000. This consists of £100,000 for the Fairfield Centre, £400,000 for the St Peters
Centre, £1,250,000 for the WCT Building Block 2 Centre, £210,000 for the WCT Ronkswood
Centre, £200,000 for the WCT Horizon Centre, £14,000 for the WCT King George V Centre,
and £14,000 for the WCT Tolly Centre. In addition, OPEX has been included to cover important
work elements such as project and programme management.
It should be noted that the above costs refer to capital elements of the construction phase of the
project, and exclude the operational expenses associated with ongoing maintenance and
running of each of the Centres once completed. It is anticipated that ongoing maintenance and
operating costs of the Community Skills and Enterprise Centres will be covered via the funding
received per student from the public purse, highlighted in the economic costs in the Economic
Case of this report.
The annualised cost profile, including inflationary adjustments of £176,445 and risk
allocation totalling £195,545, is set out in Table 4.1 below.
Table 4.1: Annualised cost profile
Fairfield
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2021/22

2022/23

2023/24

2024/25

Total

£0

£100,000

£0

£0

£100,000

Page 126
Mott MacDonald | Worcester Town Investment Plan Stage 2
Community Skills and Enterprise Full Business Case

46

2021/22

2022/23

2023/24

2024/25

Total

St Peters

£0

£400,000

£0

£0

£400,000

WCT Building Block 2

£0

£125,000

£1,125,000

£0

£1,250,000

WCT Ronkswood

£0

£20,222

£189,778

£0

£210,000

WCT Horizon

£0

£20,000

£180,000

£0

£200,000

WCT King George V

£0

£14,000

£0

£0

£14,000

WCT Tolly

£0

£14,000

£0

£0

£14,000

TOTAL CAPEX

£0

£693,222

£1,494,778

£0

£2,188,000

Revenue costs per annum

£0

£50,000

£50,000

£50,000

£150,000

PM costs per annum

£0

£2,333

£2,333

£2,334

£7,000

Revenue and Programme Management

£0

£52,333

£52,334

£52,334

£157,000

Grand Total

£2,345,000

Source: Worcester Community Trust/ Mott MacDonald

4.4

Funding and revenue

Funding for the Community Skills and Enterprise project will be provided primarily by the Towns
Fund along with contributions from the Parish Council and Village Hall Association,
Worcestershire County Council and a portion that is still unsecured at the time of writing.
Table 4.2: Funding Sources
Types

Source

Total amount

Status

Public Sector

Towns Fund

£1,960,000

Secured-subject to this business case

Public Sector

Parish Council and Village Hall
Association

£260,000

Secured

Public Sector

Fairfield Worcs County Council

£50,000

Secured

TBC

Unsecured

£75,000

Unsecured

Total

£2,345,000

Source: Worcester Community Trust

Of the £1,960,000 Towns Fund allocation, there is a 92% Capital request and an 8% Revenue
request. The revenue request will fund revenue and programme management costs for the
delivery of the project over the delivery timeline.
Table 4.3: Annualised funding profile
2021/22

2022/23

2023/24

2024/25

Total

Towns Fund (net 8% PM)

£-

£50,000

£-

£-

£50,000

Match Funding - Fairfield County

£-

£50,000

£-

£-

£50,000

Total

£-

£100,000

£-

£-

£100,000

Towns Fund (net 8% PM)

£-

£140,000

£-

£-

£140,000

Match Funding - Parish Council and Village
Hall

£-

£260,000

£-

£-

£260,000

Total

£-

£400,000

£-

£-

£400,000

Towns Fund (net 8% PM)

£-

£125,000

£1,125,000

£-

£1,250,000

Total

£-

£125,000

£1,125,000

£-

£1,250,000

Fairfield

St Peters

WCT Building Block 2
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2021/22

2022/23

2023/24

2024/25

Total

Towns Fund (net 8% PM)

£-

£13,000

£122,000

£-

£135,000

Match Funding - unsecured

£-

£7,222

£67,778

£-

£75,000

Total

£-

£20,222

£189,778

£-

£210,000

Towns Fund (net 8% PM)

£-

£20,000

£180,000

£-

£200,000

Total

£-

£20,000

£180,000

£-

£200,000

Towns Fund (net 8% PM)

£-

£14,000

£-

£-

£14,000

Total

£-

£14,000

£-

£-

£14,000

Towns Fund (net 8% PM)

£-

£14,000

£-

£-

£14,000

Total

£-

£14,000

£-

£-

£14,000

£-

£52,333

£52,333

£52,333

£157,000

WCT Ronkswood

WCT Horizon

WCT King George V

WCT Tolly

Programme Management
Towns Fund
TOTAL

£2,345,000

Source: Worcester Community Trust

4.5

Affordability assessment

WCT has no resource for capital investment to support the development and renovation of the
community centres in Worcester. Approximately 99% of project costs have been covered by
funding contributions from the Towns Fund, Parish Council and Village Hall, and Fairfield
County. £75,000 of required funding for the Community Skills & Enterprise project remains to
be secured and Worcester City Council and WCT are currently exploring alternative funding
options to cover this gap, which may be drawn down from unspent contingency following
procurement. In terms of revenue funding, it is anticipated that income received for education
per student will cover any additional ongoing maintenance and running costs of the centres. In
terms of revenue funding, it is anticipated that income received for education per student from
the public purse will cover any ongoing maintenance and running costs of the centres.
It is anticipated that ongoing maintenance and running costs of the centre will not exceed the
projected revenue income from the public purse. WCT are already delivering similar services
which entail revenue income, and have not found running and maintenance costs to exceed
income. As such this proposition is considered to be financially viable by the organisation. The
project risk register includes a number of financial risks. These are set out in the following table.
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Table 4.4: Financial risks
Risk Description
(Specific Assumption)

Risk Status / Mitigating
Action

Progress on actions

The original scope of works
was estimated at £5million,
eventual Town Fund award
£1.9 million, with two
additional properties (St.
Peters / Fairfield added). The
extent of the facilities
affordable on this basis may
not be sufficient to meet target
outputs

Targeted investment is
intended to maximise impact of
budget that is available. WCT
detailed business planning
process is ensuring source of
all outputs is recognised and
mapped to venues to ensure
sufficient capacity is created

Detailed designs under
development. Business Plan
development well advanced.

In Progress

Cost estimates lead to budget
shortfall

Designs being developed to
RIBA Stage 2 to allow for more
detailed cost plans. Architect's
QS engaged to cost main and
priority proposals. Adequate
contingency will be included.

Detailed designs under
development. QS appointed.

In Progress

Structural Issues discovered
causing additional costs

No known issues exist in
buildings which are actively
maintained. Leading Architect
engaged to design proposals.
Structural Engineer will be
engaged to review proposed
scope of works. Sufficient
contingency will be included in
cost plans.

Designs under development.
WCC property services
leading.

Pending
Confirmed
Scope of
Works

Source: Worcester Community Trust

4.6

Wider financial implications

There are no wider financial implications associated with the proposed investment
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5 Commercial Case
5.1

Introduction

The purpose of the commercial case is to demonstrate that this project will result in viable
procurement and a well-structured deal between the project sponsor and its service providers.
This includes a review of market testing and arrangements for planned contractual and
procurement procedures.
The commercial objective of this project is to deliver the Community Skills and Enterprise
project effectively, using an appropriate public procurement methodology to meet legal
requirements, operate a transparent procurement system and to deliver value for money.
Capital delivery of this project will be led and overseen by Worcester City Council, using
established commercial structures and approaches used by the Council to deliver all of its
capital projects.
Key constraints identified that will impact on the commercial case and delivery of this project
include:
•

Planning permissions – planning permission is required in order to deliver elements of
the construction work for the Community Skills and Enterprise project. Works at Dines
Green require an approved planning application. An application has not yet been
submitted and construction cannot begin until the application has been approved. If
planning permission is not granted, then the target outputs at Dines Green will not be
deliverable.
Planning conditions – there are planning conditions in place on elements of the
project. The consent received in April 2021 for planning permission, listed in Table 2.9,
is conditional on planned developments being completed on relevant sites within five
years. This is a key constraint on delivery of the project, as delays and any future issues
around procurement cannot cause the project timeline to extend beyond April 2026.

•

The sections below set out the proposed delivery model. This process will ensure the project is
governed and managed effectively and provide confidence that it will be delivered to time and
budget. While the project is multi-faceted, it is straightforward from a funding, procurement and
construction approach, with Worcester City Council leading delivery and WCT leading operation
of the majority of centres once delivered.

5.2

Commercial deliverability

Worcester City Council are the commissioner and accountable body for this project and have
provided its approval for funding under the Towns Fund programme.
The commercial strategy for this project involves splitting the project scope into seven distinct
elements with the procurement and contracting approach tailored to each package. The seven
work packages and the scope of works to be delivered are listed in Table 5.1
Table 5.1: Required works of the Community Skills and Enterprise Project
Centre
Fairfield
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•

Funding effectively a grant to support Construction of building
extension off the existing Fairfield Centre by Worcestershire
County Council
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Centre

Works

St Peter’s

N/A Funding effectively a grant to support construction of new building by
St Peters Village Hall association.
•

Building Block at Dines Green

•
•
•
•
•

Construction of a new separate Building Block with a link
corridor to existing Dines Green hub
Erection of fencing
Delivery of a material storage area
Delivery of a canopy area for outdoor construction
Insertion of new utility supplies (water and electric)
Adaptations to existing reception area

Ronkswood

•
•
•
•

Installation of a new toilet facility off the main hall
Formation of a new reception area
Conversion of changing rooms to meeting rooms
Formation of a new meeting suite

Horizon

•

New building extensions – extension to the existing building
coming off the foyer area. This will house a 12m2 lobby and an
48m2 meeting room with the following properties

King George V

•

Creation of a 121 meeting pod in the foyer area

Tolly

•

Removal of toilets in the activity room and creation of one-to-one
space

Source: Worcester Community Trust
The capital delivery phase will be led by the Council, which will apply its conventional
commercial structures and approaches to the delivery of the project. This includes the
procurement of all works required to deliver the project, which will be procured by Council
through a procurement portal. The procurement of services will be undertaken using an
appropriate framework where possible, including NEC3, Crown Commercial Services or the
Council’s standard terms and conditions for the purchase of goods and services. Procurement
throughout the lifecycle of this project will be undertaken in line with the Council’s procurement
strategy and public procurement law and standards.
Table 5.2: Main components of project and selected contractor
Component

Contractor

Procurement Route

Architect, Interior Design and Quantity
Surveyor

TBD via tendering

Worcester City Council NEC3 Tender

Construction at Fairfield

TBD via tendering

Worcester City Council NEC3 Tender

Construction at St Peter’s

TBD via tendering

Worcester City Council NEC3 Tender

Construction at Dines Green

TBD via tendering

Worcester City Council NEC3 Tender

Construction at Ronkswood

TBD via tendering

Worcester City Council NEC3 Tender

Construction at Horizon

TBD via tendering

Worcester City Council NEC3 Tender

Construction at King George V

TBD via tendering

Worcester City Council NEC3 Tender

Construction at Tolly

TBD via tendering

Worcester City Council NEC3 Tender

The main providers for such training are organisations such as HOW college, Platform Housing
and Worcestershire County Council. They have indicated that they support this project that will
give them access to high quality facilities located close to new learners that will qualify for the
various funding streams referred to above. Conversations have been had with Workpays and
they have indicated interest in delivering training in outreach centres and would be keen to
deliver training in our centres if cohorts of local people can be engaged.
Training for 16+ will continue to be funded through a range of sources such as Adult Education
devolved budgets, Platform Housing, Worcestershire County Council, WCT and Community
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Renewal Funding. Additional funding under the levelling up and shared prosperity agenda has
been announced and will be available to deliver this project over the coming years.
5.2.1

Roles and responsibilities

The project will be delivered by project managers directly employed or contracted by the Council
and WCT. The council will lead the construction elements whilst WCT will lead on delivery of
skills training.
The key roles and responsibilities of each organisation involved in delivering the Community
Skills and Enterprise project is set out in Table 5.3 below.
Table 5.3: Key roles and responsibilities
Organisation

Role

Worcester City Council

Accountable body - Senior
● The Accountable body responsible for ensuring that
Responsible Owner and Project
Towns Fund investment is spent on the purposes
Delivery Lead
outlined in this business case.

Responsibility

● The Project Delivery Lead will run the capital build project
on a day-to-day basis on behalf of the Council, with the
primary duty of delivering the project within the required
constraints of quality, cost, time, and risk.
● Ensuring that the project is capable of achieving the
benefits defined in the project brief.
● Working with project partners on delivery and funding
agreements
● Responsible for managing the drawdown of professional
fees and monitoring the performance of external
consultants against their appointment criteria.
Worcester Community
Trust

Project partners and operational ●
lead upon delivery
●

Oversight of matched funding spend
Working on design and content

●

Management of centres and delivery of education
courses once delivery of the new and improved skills
centres is complete

Worcestershire County
Council
St Peter’s Village Hall
Association

Project partner and site owner

●

Owner and manager of Fairfield facility

Project partner and site owner

●

Owner and manager of proposed new Village Hall
facility

To be decided via
tendering process

Construction – extensions,
reconfiguration of facilities and
refurbishment of centres

● Management, co-ordination and delivery of construction
works on the centres on behalf of the Council.
● Day-to-day provision of a safe construction site,
● management of trades and supply chain, and the
communication of information to stakeholders.
● Delivery of the project in accordance with the Project
Brief / Employers Requirement / Schedule of Works,
within budget and to programme.
● Deliver a completed set of as-built information and attend
post-completion

To be decided via
tendering process

Architect & Quantity
Surveyor extension and
reconfiguration work

● Detailed design of the project
● Discharging planning conditions (in conjunction with the
Contractor)
● Assessing and validating valuations and claims submitted
by the contractor
● Preparation of cost estimates and final account
● Reviewing extension of time requests

A project steering group will be established to oversee the successful delivery of the Community
Skills and Enterprise project (see Figure 6.1). This will include key individuals from within the
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City Council, at Head of Service and Director level and partner representation. A Project
Manager will be appointed to manage the programme on a day-to-day basis and provide
oversight of the works WCC are directly responsible for. The individual projects will be managed
through the seven workstreams. In relation to the Commercial Developments, the appointed
commercial Development Manager will play a key role in ensuring successful delivery.
5.2.2

Contract management

The management of contracts during the delivery period of the Community Skills and Enterprise
project will be overseen by the council, led by its legal and procurement teams to ensure
compliance with the necessary laws and regulations on public procurement and to ensure that
each contract protects the council from risks associated with the appointment of outside
services.
The delivery phase of the Community Skills and Enterprise project will require a number of
separate procurement events for individual elements of the project, each requiring different
expertise. The Council will procure outside services where it does not have the internal resource
required to deliver specific services. Each contract between Council and suppliers will conform
to Council’s standards, clearly setting out the terms of each contract and the specific services
required from each.
All contracts used in the delivery and operation of this project will clearly define the following:
•

The purpose of the contract.

•

The roles and responsibilities of each party in relation to the contract.

•

The length of the contract.

•

The schedule.

•

The total cost of the works, broken down by task.

•

The charging mechanism, the approach by which invoicing shall be undertaken.

•

Commitments by contractors to report on progress throughout the project.

•

A process by which disputes will be resolved.

•

A process for correct change control.

•

Break clauses and clauses by which the contract is nullified.

Appointed service providers and contractors shall ensure that their employees, subcontractors
and agents take appropriate steps to ensure that there is no conflict of interest between their
interests and their responsibilities under the contract with the Council.
Contract management is an on-going process, with the Council monitoring the delivery of each
contract under this project throughout both the delivery and operational phases.
Contractors will be paid using standard contract mechanisms utilised by the Council for all
public procurement, specific terms for the payment of contractors and the release of funding
from the Towns Fund will be established through contracts with the relevant parties at a later
stage in project development. the Council will retain control of Towns Fund monies and release
funding in stages upon receipt of a detailed invoice, approved by the appropriate teams within
the Council.
As no contracts are currently in place with suppliers involved in the physical delivery of the
project, the key terms of contracts with any supplier have not yet been established beyond that
each contract shall clearly set out the terms of the agreements as set out above. Each contract
will require specific terms to reflect the outputs and timescales of each contract, which will be
established in detail at the procurement stage.
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5.2.3

Risk management

A proactive approach to risk management will be taken which will focus on taking mitigating
actions rather than solely making financial provision for risk impacts. Throughout the
development stage risks will be identified, recorded and actively managed. Throughout the
development of the project the appropriate risk owners will be allocated and tasked with
eliminating risks and the same ethos will be taken through to the delivery stage of the project.
The key commercial risks to the delivery of the Community Skills and Enterprise project are:
•

Budgeting and affordability risks – The original project scope was £5M. Clearly the
project has been rescoped to meet the £1.96M allocation, but there is a risk of optimism
bias influencing this as the strategic case remains unchanged. There is an inherent risk
in cost estimation as the project has been reduced to fit the budget. Cost inflation has
been built in to the financial case, but remains a risk in the current economic climate.

•

Contractual and legal risks. Legal risk refers to losses caused by regulatory or legal
action, legal disputes or inability to enforce/meet the contractual obligations agreed to
by training and skills providers, or contractors for the delivery of the Community Skills
and Enterprise project. Potential causes: new stakeholders; stakeholder request
changes. Potential impact: delayed dispute resolution, delayed payment on contracts;
insolvency of contractor.

•

Construction and completion risks. Risks that construction contractors or quantity
surveyors working on the delivery of the Community Skills and enterprise project carry
out poor planning, due diligence and project appraisal in the design phase of the
project. They might constitute time delays, cost overruns or performance-related risks.

•

Supply risks. Supply risks may occur in the construction and operational phases. Risks
include access to inputs for the construction of the facility (e.g. material, goods, services
and labour) or access to inputs for operating the facility (e.g. labour, land preparation).
Potential causes: unavailability and/or high costs of required input materials. Potential
impact: construction delays or cost overruns; higher costs or an inability to provide
services during the operational phase.

The council will be responsible for all commercial risks pertaining to the delivery of the Towns
Fund – funded elements of the Community Skills and Enterprise project.

5.3

Procurement strategy

For the delivery of the Community Skills and Enterprise project, the adopted procurement
strategy is for Worcester City Council to be the project lead and for delivery partners of the
project to support WCC in this role. There are two core elements that require a procurement
process for each of the eight centres in the Community Skills and Enterprise project, these
being architecture, interior design and quantity surveying and construction. The procurement
route for both these workstreams will be via the council’s established procurement processes,
using their e-tendering portal. Collaboration, fairness and efficient project management will be
ensured through the use of either a JCT and NEC contract, as appropriate.
Delivery of the Community Skills and Enterprise centres is expected to be relatively
straightforward from a construction perspective, with some of the renovations and
improvements requiring little to no ‘new build’ elements. Contractors will be paid using standard
contract mechanisms as per council process. The operational stage will be largely directly
managed by WCT, with the exception of the Fairfield and St Peter’s centres. The delivery of
skills and training outcomes for St Peter’s will be managed by a representative of WCT,
however the centre itself will be managed by St Peters Village Hall Association Ltd. The Fairfield
Centre will be managed by Worcester County Council and will be responsible for delivery of
their own education and skills training. Worcester County Council will report performance and

100103017 | 1 | A | May 2022

53

Page 134
Mott MacDonald | Worcester Town Investment Plan Stage 2
Community Skills and Enterprise Full Business Case

numbers back to WCT. Both St Peter’s and Fairfield Centre have a service level agreement
(SLA) in place.
Each community centre is subject to a 30 year lease to Worcester Community Trust at a rent of
£1 per annum for the provision of general community and youth activities. This is a protected
lease with a right to renew when the current period expires in 2040.
Market demand has been assessed to be high among local stakeholders. Engagement with
employers, training providers and other strategic partners have shown there to be proven
demand for further provision of skills training similar to that currently offered at the Building
Block at Warndon43.As indicated in Section 5.2, the main providers of the training at the centres
will be an extension of the current WCT partnership with local and national training providers. As
such, the procurement approach is simplified given WCTs existing relationships / agreements
already in place with prospective providers.
Platform Housing are supporting the delivery of IT for the terrified at two of WCT centres on a 12
month pilot scheme and the Community Skills project will provide the facilities to extend this
scheme across the city. Courses offered by the County Council at the Fairfield Centre will be
expanded by this project and taster courses will be run at the other centres.
WCT have engaged with delivery partners that are recruiting in the local area for example care
work and recruitment days have taken place at the centres, and the training delivered by this
project will support those attending or wishing to access these events. Discussions with local
recruitment organisations are building relationships that will join up the training offer are
ongoing. The idea of this is to build relationships with recruitment providers that can support
with work. This will link the training to a job.

5.4

Wider considerations

There are no wider considerations for the commercial case.

43

Worcester Community Trust (2021) WCT Skills Hubs Business Plan
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6 Management Case
6.1

Introduction

The Management Case presents the practical arrangements for project implementation and
demonstrates that the project and its benefits can be delivered successfully. This section
outlines the management arrangements in place for delivering, monitoring, and evaluating the
Community Skills Project to ensure that the agreed scope of works will be delivered to time,
quality, and budget. It includes details of project management plans, outlines the framework for
managing risk, benefit realisation, and post-project evaluation.
WCC have assigned officers to oversee the development and approval of the business case. An
overall WCC Project Manager will be appointed to oversee the capital delivery of the
refurbishments, whereas a WCT project manager will be responsible for operational phase skills
programme delivery. During delivery WCC will expect regular update meetings with the
construction phase Project Manager and the overall WCT Project Lead.
The formal reporting structures will include monthly meetings to discuss progress and feedback
to report to the Project Steering Group. WCC has a strong track-record delivering construction
and refurbishment projects, while the operational phase represents an expansion of existing
service delivery led by WCT on behalf of WCC.
Table 6.1: Relevant experience from WCC and WCT
Project type

Project name

Project overview

Construction /
Refurbishment

Gheluvelt Park, WCC

●

Completed in 2010, a £1.2m HLF funded refurbishment of an historic
park including the installation of the “Splashpad” water feature

Commandery
relaunch, WCC

●

Completed in 2017, this overhauled the electrics, heating, resolved roof
work issues and improved the café facilities. Installed the Civil War
Story displays and upgraded commercial and educational facilities,
including better access to the front courtyard and visibility from the
road. This project included funding from Heritage Lottery Fund and Arts
Council England.

Art Gallery &
Museum foyer
refurbishment, WCC

●

Completed in 2020, this restored the heritage detailing in the museum
foyer area and installed a new, contemporary shop and reception desk,
improving the welcome to the building

Building Block at
Warndon, WCT

●

This project represents a collaborative approach between WCC and
WCT with delivery of a range of entry level – level 3 accredited
Construction and Electrical training

●

This specialist provision is now being expanded through the
‘Accelerated’ Towns Fund to cope with demand from industry and
residents alike and the Centre is now training, on a commercial basis,
construction SME’s and their employees from as far afield as South
Wales, as well as supporting trade upskilling training for Platform
Housing Association.

Worcestershire
Building Better
Opportunities, WCT

●

WCT is a key partner in delivering the £6 million Worcestershire
Building Better Opportunities programme (funded by ESF/National
Lottery)

Adult Education
Grants, Inclusive
Growth Grants, WCT

●

European Social Fund Community Grants and Inclusive Growth Grants
projects and hosting Adult Education delivery funded by
Worcestershire County Council

Skills
programme
delivery

Source: WCC
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6.2

Project organisation and governance

WCC’s approach to project management is based on a clear structure with lines of
accountability running throughout the delivery team, connecting each part of the team to senior
leadership within the council and WCT, enabling monitoring of progress, accountability, and the
ability to escalate issues where required. WCC and WCT can evidence a strong, collaborative
approach to of delivering successful projects with established communication and project
management procedures.
Key management roles and responsibilities for the organisations involved in the delivery of the
project are detailed below in Figure 6.1. A Project Steering Group will be established to oversee
the successful delivery of the capital project and representation from partners. This will include
key individuals from within the City Council, at Head of Service and Director level. A Project
Manager will be appointed to manage the programme on a day-to-day basis and provide
oversight of the construction works.
The Project manager will be responsible for liaising with the WCT Project Lead to ensure that
the capital works delivery is to the specification of the skills training programme need – this will
be done at set points throughout the refurbishment and refit of the eight centres including at the
inception stage, defined delivery milestones as well as on an ad hoc basis. The Project
Manager will be the primary point of contact between the Projects Steering Group and the
delivery team for both the construction and operational phases of the project.
Figure 6.1: Governance

Source: WCC

Key management roles and responsibilities for the organisations involved in the delivery of the
project are detailed in the table below.
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Table 6.2: Organisation roles and responsibilities
Organisation /
Body

Role

Responsibility

WCC - Policy and
Resources
Committee

Approver

•

WCC's P&R Committee has ultimate responsibility for signing off the
investments and delegating authority to officers to deliver the project.

WCC Town
Investment Plan
Programme Board

Sponsor

•

The TIP Programme Board includes key individuals including s151
officer, Monitoring Officer and key senior managers
The Board has corporate responsibility for delivery of the Town
Investment Plan, with individual Directors having line management
responsibility for WCC staff delivering the programme.

WCC /Project
Steering Group

Accountable
body /
Programme
delivery

•

•
•
•

•

•

Steering Group will include key individuals from within the City
Council, at Head of Service and Director level.
Responsible for appointing the project Senior Responsible Officer
(SRO)
Reporting to WCC Town Investment Plan Programme Board (Senior
Officers) the project steering group will provide direction and oversight
for the project. At a minimum, this would consist of representatives of
Worcester City Council as the accountable body, the project sponsor,
designated SROs, and representatives of WCT
The project steering group would be formed with individuals
accountable for leading and developing the strategy to enable the
project
The steering group will be explicitly responsible for granting project
authority to proceed and securing funding for the project. The board
will be also responsible for commissioning resources, ensuring
sufficiency of resource availability for the project, and establishing the
governance framework to assure, investigate, contain and manage the
project

WCC Project
Manager

Overall
Project
Manager

Supported by the Corporate Projects Team at WCC, this role will
coordinate all projects on behalf of the accountable body. Responsibilities
will include:
•
Ensuring that the project can achieve the benefits defined in the
project briefs.
•
Responsible for project setup and delivery, and will have overall
responsibility for the project to ensure that the project meets its
objectives
•
Responsible for securing resources
•
Responsible for managing the drawdown of professional fees and
monitoring the performance of external consultants against their
appointment criteria on works to the seven community centres.
•
Also provide support to the WCT for reporting to the Steering Group,
Town Deal Board.

Construction and
Operational
Delivery Team

Project
Delivery

•
•

Led by the construction Project Manager (WCC) and programme
delivery, WCT Project Lead
Enabling effective delivery of work related to the project development
(for example design, equipment specification) during the development
focused life cycle stages of the project. As project moves to delivery,
responsible for effective project delivery and transition of new assets
into the operational landscape.

•

Management of trades and supply chain, external education providers
and the communication of information to stakeholders.

•

Delivery of the project in accordance with the Project Brief / Employers
Requirement / Schedule of Works, within budget and to programme.

•

Delivery of a completed set of as-built information and attend postcompletion

Source: Worcester City Council

6.2.1

Reporting

The project organisation and governance are the structures in place that are required for
prioritising, authorising, directing, empowering, overseeing management, and assuring and
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reviewing performance on this project. The formal framework for accountability, rules, and
authority under which this project is to be governed are outlined in this section including the
governance framework to monitor, manage and control the project.
Each of the governance organisations will have forums to assess, make decisions, and steer
the project, with clear terms of reference agreed by members. Reporting cycles will be
developed for publishing and sharing project information to support decision making in the
governance forums of the project. Reporting will be aligned to interests and expectations across
governance levels, but also to the decision-making responsibilities of the defined governance
organisation.
At a minimum, the following reports will be produced on the project for both the capital and
operational delivery phases:
●

Monthly project performance reviews during construction and annual reports during the
operational phase

●

Reports as required by the project governing bodies to support decision making

During the construction phase the WCC Project Manager is required to report at meetings and
through reports to the Project Steering Group. The following mechanisms are adopted to report,
gather and disseminate project information.
●

Project Board meetings – provides ongoing decisions regarding exceptions to the project
plan, budget, and quality. A standard Agenda and Decision and Action Log will be adopted
for use in Project Board meetings.

●

Highlight Reports – These are reported monthly and communicate work done to date, what
is to be done and revises any project risks.

●

Project Team Meetings – These take place at all levels and include designers, contractors
and City Council and WCT staff. Strict agendas regarding progress, quality, health and
safety and cost are to be discussed and included in the Decision and Action Log.

●

Contractor meetings (Early Contractor Involvement (ECI) and progress) – These can
happen before, during and post contract phases. ECI is encouraged to bring implementation
expertise to the design process and highlight potential construction risks early.

●

Finance Updates – Monthly budget sheets are issued that show costs accrued to date. The
PM is required to forecast up and coming expenditure for future quarters and financial years.

●

Major Projects Review – Monthly reporting is required.

6.2.2

Key Roles

Key Roles are shown in Table 6.3 below.
Table 6.3: Roles and responsibilities
Role

Responsibilities

Named individual

Sponsor

•

This person will be accountable for articulating and championing
the project vision. This role will be responsible for providing
investment decisions and endorsement for the project objectives
and will also be responsible for establishing key resources to
achieve the Project business case, regulatory commitments and
obligations. The sponsor will be responsible for sustaining
effective and transparent governance and strategic leadership for
the Project.

•

Zoey West, Deputy Director,
Economic Development,
Worcester City Council

Senior
Responsible
Officer
(SRO)

•

Answerable to the Project Sponsor, this will be the person
authorised to undertake the project setup and delivery and will
have overall responsibility for the project to ensure that the project
meets its objectives. The SRO will ensure that the project is

•

Programme Manager tbc,
Worcester City Council.
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Named individual

delivered in line with the business case and will be responsible for
securing resources and support for the project

Project
Manager

•
•

WCT Project
Lead

•

This will be the person responsible for managing the entire project
team to meet the project objectives in line with project constraints.
The Project Manager will be responsible for Leading and
coordinating with WCT; procuring consultants and contractors;
preparing and reporting project budgets; Managing project risks
and issues; Reporting to and receiving feedback from the senior
responsible officer; and producing periodic progress reports to
relevant committees.

•

To be recruited, manager
post reporting to Zoey West,
Deputy Director, Economic
Development at Worcester
City Council

Responsible for supporting the overall project manager with
respect to the scope and delivery of construction phase and
undertaking the operational delivery role with respect to the skills
and training programme roll-out

•

Helen Davis – Director of
Skills and Training at
Worcester Community Trust

Source: Worcester City Council

6.3

Assurance

Project assurance with regards to this project will take the form of regular meetings between
WCC, the Project Manager and WCT as well as the contractors (as appropriate) due to the
deliver construction works at each of the eight community centers
This process will be supported, where necessary, by the Project Steering Group and the
Corporate Project team at WCC. The assurance process will comprise progress reports
provided by the delivery teams to the WCC/ Project Steering Group. Meetings will take place at
regular intervals (as described in Section 6.2) where every element of the project shall be
reviewed, including risk, financial management, physical progress and any challenges that have
emerged during the delivery.
At key stages in the delivery phase, project reviews will be arranged. These will be carried out
where major elements of the project commence or are completed. Any issues that emerge
during the delivery phase that require the attention of the both the contractors and WCC’s
delivery and management teams will be taken to an additional review, as required by the scale
and nature of the issue. The review system brings about the following advantages:
●

Compliance with best practice

●

Stakeholder involvement

●

A robust audit trail

●

Setting of relevant and realistic targets

●

Deployment of skills to a project

Reporting will play a major role in providing project assurance. The Project Manager will control
the Towns Fund expenditure against an agreed schedule of outputs and reporting structure
defined within the Grant Funding Agreement and the contracts with the delivery agents at the
outset of the delivery phase for each project.
A funding agreement will govern transfer of funds outside the Council. This will minimise the risk
to the Council should the projects not be delivered as agreed, which would carry a risk of
clawback of the Towns Fund Grant by Government.

6.4

Scope management

The Strategic Case details the current scope for the Community Skills and Enterprise Project.
The WCC Project Manager will be the responsible body for approving the completion and
transition between project stages. The Project Manager, in collaboration with the WCT Project
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Lead, will also provide the oversight and monitoring of the programme delivery to limit any
potential scope creep or any further changes to the scope.
Changes that affect the scope, time, cost, benefit, quality or risk exposure will be controlled
through appropriate checks and authorisation to ensure that the business case as a whole, and
the case for each individual project, remain viable.
Table 6.4 below provides guidance on when variances in the project require a change control
and to which body they should be raised with.
Table 6.4: Scope management
Minor variances to be reported at
Project Steering Group

Major variances to be reported at City
Council P&R Committee

Budget –
financial year
reporting

Committed costs are either +1% to +5%
overspent OR -1% to -10% underspent

Committed costs over 5%, OR over -10%
underspent, OR
the project is spending without any sanctioned
funding.

Schedule

At least one key milestone has been or will be
missed which will impact the overall delivery
date.
A revised project plan which evidences that
recovery is possible has been produced but
not approved.

At least one key milestone has been or will be
missed which will impact the overall delivery
date.
A revised project plan which evidences that
recovery is possible has yet to be produced.

Resources

A lack of human resource exists which will
impact successful delivery if not addressed.

Lack of human resource is impacting
successful delivery and needs to be
addressed immediately.

Risk & issues

Refer to Risk, issues & lessons learnt log:
Outstanding issues which could impact overall
delivery.
These may need to be referred to Project
Steering Group for resolution. Risks have been
logged that have a medium (amber rating)
probability of occurring and will have a medium
impact on the project if they occur.

Outstanding issues which will impact the
overall delivery escalated by Project Board.
Risks have been logged that have a high
probability and impact or a combination of
high and medium probability and impact if
they occur.

Scope change

If a project change emerges which could alter
the scope of the project beyond the previously
agreed business case, this must be
considered with recommendations should be
made to the Programme Board

Impact to change of scope to project and
recommendations escalated by Project Board.

Source: Worcester City Council

6.5

Programme / schedule management

The key milestones associated with the project are shown below.
Table 6.5: Indicative timescales for the Community Skills and Enterprise Project
Task / Milestone

Timescale

Stakeholder consultation

Continuous

Submission of business case

June 2022

Construction tender issue

August 2022

King George V refurbishments complete

October 2022

Tolly refurbishments complete

October 2022

Fairfield Centre refurbishments complete

January 2023

St Peters refurbishments complete

March 2023

Building Block 2 refurbishments complete

April 2023

Horizon refurbishments complete

June 2023
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Task / Milestone

Timescale

Ronkswood refurbishments complete

September 2023

Source: Worcester City Council

6.6

Risk and opportunities management

The approach to risk management is owned by WCC and incorporated into their internal
assurance process for approval. The project risk register will be regularly reviewed and be
regularly updated as a live document by the strategic partners contributing to the delivery of the
project. This proactive approach to risk management will enable effective management of the
project risks and wider communication between different members of the project team.
The process for escalation of risks is outlined below to demonstrate accountability levels within
WCC. Where an individual does not have appropriate accountability, the risk would need to be
escalated and managed at a higher level. Risks may also require escalation if they cannot be
resolved by the suppliers or by the Council or if any risk identified may have wider impacts
beyond this project. There are currently two levels of project-based risk management:
●

Project Risks: those affecting the cost, scope and timescale for the project; and,

●

Project Management and Delivery Risks: those presenting wider risks to the client body.

The Strategic Case outlines the top risks associated with the delivery of the Community Skills
and Enterprise project and the appropriate mitigation. Section 5.3.2 in the commercial case also
outlines the key risks pertinent to the commercial aspect of the project.
There are four basic ways of approaching opportunities, which are:
●

Enhance - Seek to increase the likelihood and/or the impact of the opportunity in order to
maximise the benefit.

●

Ignore - Minor opportunities can be ignored by adopting a reactive approach without taking
any explicit actions.

●

Share - Seek partners/stakeholders able to manage the opportunity which can maximise the
likelihood of it happening and increase the potential benefits.

●

Exploit - Seek to make the opportunity definitely happen. Aggressive measures to ensure
the benefits from the opportunity are realised.

As the Community Skills and Enterprise project develops, it will be the responsibility of the
project manager to identify and flag opportunities which may result in resource or cost
efficiencies, thereby ensuring or even maximizing benefits.
As the Community Skills and Enterprise Project develops, there may be opportunities to gain
from industry productivity initiatives. Contractors will be encouraged to flag if there are any
opportunities which may benefit this project, in addition to the project delivery team (and wider
stakeholders) also being encouraged to regularly review developments in this sector to
understand if any opportunities could be realised.

6.7

Project management

The project management roles and responsibilities for delivering, operating and achieving
assurance for the Community Skills and Enterprise Project is described in earlier Management
Case sections and in the Commercial Case. WCC use an internal management information
system which provides operational and financial reporting applicable to their ongoing business.
The key interface is WCC and the process for this is described in earlier sections.
Information Management (IM) is the collection and management of information from one or
more sources and the distribution of that information to one or more audiences. The
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management of the information is subject to legislation and regulations and WCC has a duty to
ensure that information is managed, stored and shared according to:
●

Freedom of Information Act 2000.

●

Data Protection Act 2018.

●

UK General Data Protection Regulation 2021.

●

Environmental Information Regulations 2004.

6.8

Stakeholder engagement

The Stakeholder engagement plan defines the approach for internal and external project
information and stakeholder engagement. Stakeholders have been managed and brought into
the process through a mixture of consultations, meetings, presentations of interim designs and
discussions. All stakeholders identified are supportive of the proposals. There will be ongoing
engagement with stakeholders throughout the project’s development.
Key project stakeholders identified for this project include:
● Worcester City Council (Councillors and delivery staff)
●

Worcester Town Deal Board

●

Worcester Community Trust (project lead)

●

St Peters Village Hall association (project partner and site owner)

●

Worcestershire County Council (Councillors/Staff, project partner and owner of the Fairfield
site)

●

Worcestershire Local Enterprise Partnership

●

Local Member of Parliament

●

Department for Work and Pensions (DWP)

●

National Education and Skills Funding Agency (ESFA) Providers

Other Strategic Partners / training providers that will be further engaged include:
●

SERCO - Tier 1 supplier into DWP National Training Programmers

●

Shaw Trust - Hold the DWP Work & Health Programme for Worcestershire

●

Inter Learn - ESFA contractor

●

Worcestershire Training Providers - Umbrella organisation representing a network of
training providers

●

Onside Independent Advocacy - Existing and key deliverer of support into the Community

●

Chamber of Commerce Training - Offers nationally accredited international trade courses
delivered by the Accredited Chamber Network

Stakeholder analysis has been completed and key stakeholders have been placed into
categories, as follows:
● Project Partners - stakeholders who have a high level of both influence and interest in the
project and ultimately have the ability to decide whether it goes ahead. This includes those
organisations who may fund the project, those who will approve the spending and those that
will ultimately approve any statutory process.
●

Key consultees – stakeholders who are directly affected and likely to have strong views or
have the ability to significantly influence either the design of the project or the approvals
process. The project could go ahead without the agreement of these stakeholders, but if they
do not input or their support is not secured there could be cost or programme implications.

●

Wider community – These stakeholders may not be directly impacted by the project but are
likely to take a broader interest and would appreciate regular communication.
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A Communications and Engagement Stakeholder Plan has been prepared for the project which
outlines different audiences, engagement to be undertaken and key messages. The Plan will
continue to be developed to outline a process for engagement which will help to:
●

Increase the number of stakeholders aware of the proposals

●

Provide opportunity to comment so that any reasonable requests for mitigation measures
can be considered at an appropriate time.

●

Ensure that the need for the project and the expected benefits are understood within the
context of wider improvements – this will be achieved through managing key messages
effectively.

●

Promote advocacy for the proposals from key external stakeholders.

●

Ensure residents are aware of any planned disruption as a result of the works, in good time.

●

Ensure that there is an opportunity for stakeholders to feedback about the effectiveness of
the implementation of the major project.

6.9

Benefits, monitoring and evaluation

Monitoring and Evaluation (M&E) is essential for any publicly funded project. It provides an
opportunity to improve performance by reviewing past and current activities, with the aim of
replicating good practice in the future and eliminating mistakes in future work. WCC has a
responsibility to report on how funding is being utilised for this project and how its expenditure
represents value for money to the taxpayer and how spending aligns with the main objectives of
the project.
WCC is committed to the ongoing monitoring of the impacts of the projects that it introduces to
ensure that benefits are realised, impacts are identified, and any unforeseen effects are
understood. In the case of the Community Skills and Enterprise project, the monitoring and M&E
arrangements will include reporting against the project’s business plan and financial
performance, as well as the required construction monitoring and evaluation. The design of the
M&E approach will be proportionate to the size of the investment, the risks, and the uniqueness
of the project as well as being aligned to the requirements of other funding agencies.
The M&E objectives for this project are as follows:
●

Implementation of the projects and how this impacts the intended outcome.

●

Outputs of delivery.

●

Outcomes measuring the intermediate effects of the project and what they achieve.

●

Reporting the implementation and outputs of the intervention throughout the lifetime of the
project and subsequent years after completion.

The Community Skills and Enterprise project will be monitored throughout its life course
following the logic model developed for the project and associated indicators.
To monitor the delivery of the project correctly, WCC proposes to:
●

create a detailed monitoring and evaluation plan; and

●

produce progress reports on the evaluation process throughout the project lifecycle as
required by the terms of the Towns Fund.

M&E costs will be entirely covered under existing budgets. WCT and WCC will collect data on a
number of key metrics and will incorporate the M&E of the Community Skills and Enterprise
project into existing monitoring programmes and budgets.
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Appendix A
A.1

Project risk register

Table A.1: Project risk register

Risk Description
(Specific
Assumption)

In/outside
of Project
Team
control

Programme
/ Cost /
Quality /
Outputs

Owner

Risk Status /
Mitigating Action

Progress on
actions

Status of
Mitigation

The original scope of
works was estimated
at £5million, eventual
Town Fund award
£1.9 million, with two
additional properties
(St. Peters / Fairfield
added). The extent of
the facilities
affordable on this
basis may not be
sufficient to meet
target outputs if
project scope is not
appropriately defined

Outside

Quality
Outputs

HD/WCC

Design and targeted
investment is intended
to maximise impact of
budget that is
available. WCT
detailed business
planning process is
ensuring source of all
outputs is recognised
and mapped to venues
to ensure sufficient
capacity is created

Designs under
development.
Business Plan
development well
advanced.

In Progress

Cost estimates lead
to budget shortfall

Inside

Cost

WCC

Designs being
developed to RIBA
Stage 2 to allow for
more detailed cost
plans. Architect's QS
engaged to cost main
and priority proposals.
Adequate contingency
will be included.

Designs under
development. QS
appointed.

In Progress

Identified needs
change meaning
works become
unsuitable for service
delivery

Inside

Quality
Outputs

HD

Commissioned
designs require space
to be flexible and
suitable for multiple
uses. Construction
Forum is designing
ongoing process to
identify changing
construction training
needs.

Designs under
development.

In Progress

Proposals don’t fit the
market needs

Inside

Quality
Outputs

HD

WCT are hosting
Construction Forum
events, with leading
local contractors,
DWP, City and County
Councils, there are
actively identifying
training needs and
these are being used
to inform design.

Two out of initial
three Construction
Forum events held
with discussions
about making the
group permanent
with support of DWP
and County Council.
Previous feasibility
study also reviewed
needs.

In Progress

Works affect ability of
community centres to
fulfil traditional
community support
role

Inside

Outputs

HD

Commissioned
designs require space
to be flexible and
suitable for multiple
and concurrent uses
across each building.

Designs under
development.

In Progress
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Risk Description
(Specific
Assumption)

In/outside
of Project
Team
control

Programme
/ Cost /
Quality /
Outputs

Owner

Risk Status /
Mitigating Action

Progress on
actions

Status of
Mitigation

Specifications do not
comply with WCC FM
Policies

Inside

Quality

WCC

WCC Property
Services team actively
involved in Design and
Scoping of proposals

WCC Property
Services team
involved in
commissioning RIBA
Stage 2 work

In Progress

Planning Permission
not granted

Inside

Cost
Programme
Outputs

WCC

Proposed designs will
be discussed with
WCC Planning
Department prior to
confirmation

Designs under
development. WCC
involved .

Pending
Confirmed
Designs

Disruption during
works

Inside

Outputs

HD/WCC

Extent of disruption
will be considered in
confirming designs
and scope of works.
Lessons learned from
ATF will be applied.

Designs under
development. WCC
involved .

Pending
Confirmed
Scope of
Works

Lack of interest from
market or lack of
market capacity to
carry out works

Inside

Cost
Programme

HD/WCC

WCT are hosting
Construction Forum
events, with presence
of leading local
contractors who are
actively supporting
initiative

Two out of initial
three Construction
Forum events held
with discussions
about making the
group permanent
with support of DWP
and County Council

In Progress

Structural Issues
discovered causing
additional costs

Inside

Cost
Programme

WCC

No known issues exist
in buildings which are
actively maintained.
Leading Architect
engaged to design
proposals. Structural
Engineer will be
engaged to review
proposed scope of
works. Sufficient
contingency will be
included in cost plans.

Designs under
development. WCC
involved .

Pending
Confirmed
Scope of
Works

Utilities are not
adequate to service
building extensions

Inside

Cost

WCC

No issues anticipated.
Utility surveys will be
commissioned (or
included in Contractor
scopes) prior to works.
Sufficient contingency
will be included in cost
plans.

Designs under
development. WCC
involved .

Pending
Confirmed
Scope of
Works

Business Plan targets
are not met

Inside

Outputs

HD

Detailed business
planning in place and
strong engagement
with partner
organisations involved
with skills, training and
employment. Prior
feasibility study to
support proposals.

Construction Industry
Forum
Strategic Partner
Engagement
Business Planning
Feasibility Study
Existing service
provision

In Progress

Loss of existing
Building Block Staff
due to disruption and
workload of transition
period

Inside

Outputs

HD

Existing staff fully
engaged in
developmnent of Town
Fund proposals,
ensuring maximum
ownership.

Active dialogue in
process

In Progress
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Risk Description
(Specific
Assumption)

In/outside
of Project
Team
control

Programme
/ Cost /
Quality /
Outputs

Owner

Risk Status /
Mitigating Action

Progress on
actions

Status of
Mitigation

Other training
providers use
involvement to
construct competing
offers

Inside

Outputs

HD

Strong engagement
with market, strategic
partners and position
of WCT to reach
residents are USPs for
WCT. Strategic
benefit to employers of
supporting WCT offer.

Strong and lasting
strategic
relationships being
built. These coupled
with Business Plan
process are honing
offer.

In Progress

100103017 | 1 | A | May 2022

Page 148
Mott MacDonald | Worcester Town Investment Plan Stage 2
Community Skills and Enterprise Full Business Case

mottmac.com
100103017 | 1 | A | May 2022

68

Page 149

Agenda Item 5
Appendix 4

Part 1: Project Summary Document
Towns should complete this for each project.
Summary Document table
1. Project name: The Community Skills and Enterprise project
2. Heads of Terms project conditions
- Actions taken to address any conditions attached to the project in the Heads of
Terms, where applicable.
- Where the condition was to provide a delivery plan please input in the section
below (no.9) and/or attach to this document.
There were 3 special conditions pertaining to this project. These are detailed below as are
the actions taken to address them:
1. Provide a more detailed delivery plan that covers risks, interdependencies
and mitigation measures, detailed delivery milestones and timelines.
The key milestones associated with the project are shown below.
Task / Milestone

Timescale

Stakeholder consultation

Continuous

Submission of business case

June 2022

Construction tender issue

August 2022

King George V refurbishments complete

October 2022

Tolly refurbishments complete

October 2022

Fairfield Centre refurbishments complete

January 2023

St Peters refurbishments complete

March 2023

Building Block 2 refurbishments complete

June 2023

Horizon refurbishments complete

June 2023

Ronkswood refurbishments complete

September 2023

The risks and mitigations for the project are as follows:
Risk

Impact

Mitigation

The original scope of works was estimated
at £5million, eventual Town Fund award is
£1.9 million, with two additional properties
added. The extent of the facilities affordable
on this basis may not be sufficient to meet
target outputs.

Target outputs not met due
to insufficient funding for
required development.

Targeted investment is intended to maximise impact
of budget that is available. WCT detailed business
planning process is ensuring source of all outputs is
recognised and mapped to venues to ensure
sufficient capacity is created

Identified needs change meaning works
become unsuitable for service delivery

Development of unsuitable
skills facilities that to not
adhere to the needs of
surrounding communities

Commissioned designs require space to be flexible
and suitable for multiple uses. Construction Forum
is designing ongoing process to identify changing
construction training needs.

Disruption during works

Extension of construction
timeline
and
delayed
project completion

Extent of disruption will be considered in confirming
designs and scope of works. Lessons learned from
ATF will be applied.

Utilities are not adequate to service building
extensions

Extensions to existing
centres are not served by
existing building utilities.

No issues anticipated. Utility surveys will be
commissioned (or included in Contractor scopes)
prior to works. Sufficient contingency will be
included in cost plans.

The original scope of works was estimated
at £5million, eventual Town Fund award is
£1.9 million, with two additional properties
added. The extent of the facilities affordable

Target outputs not met due
to insufficient funding for
required development.

Targeted investment is intended to maximise impact
of budget that is available. WCT detailed business
planning process is ensuring source of all outputs is
recognised and mapped to venues to ensure
sufficient capacity is created and funding is targeted
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on this basis may not be sufficient to meet
target outputs.

to the areas of investment producing maximum
impact

2. Provide confirmation of match funding arrangements.
Funding for the Community Skills and Enterprise project will be provided primarily by the Towns Fund
along with contributions from the Parish Council and Village Hall Association, Worcestershire County
Council and a small portion that is unsecured at the time of writing (this is not critical to the success of the
project).
Funding Sources
Types

Source

Total amount

Status

Public Sector

Towns Fund

£1,960,000

Secured-subject to this business case

Public Sector

Parish Council and Village Hall
Association

£260,000

Secured

Public Sector

Fairfield Worcs County Council

£50,000

Secured

TBC

TBC or project contingency
(Worcester City Council)

£75,000

Unsecured

Total

£2,345,000

3. Quantification of outputs and outcomes is needed in order to proceed with
this project.
The quantification of outputs and outcomes are fully detailed in the business case.
3. Business case appraisal
Provide details of how the business case has been appraised including:
- business case type
- any internal or external assurances
A HM Treasury Green Book compliant 5 case business case has been produced for the
Community Skills and Enterprise project.
The business case has been developed by external consultants Mott MacDonald in
conjunction with Worcester City Council.
The business case has been appraised by the Council’s Statutory officers as part of the
standard committee report assurance processes.
The business case has been approved by the Town Board and the Council’s Policy and
Resources Committee. This committee consists of party leaders and the chairs of the
Environment, Communities, Health and Well Being and Place and Economic
Development Committees.

4. MHCLG capital (CDEL) 5% payment
N/A

5. Quantified benefit-cost ratio/value for money (e.g., Benefit Cost Ratio or Net
Present Social Value)
A quantified benefit-cost ratio should be provided. If it has not been generated, a
summary of evidence used by the S151 Officer to demonstrate value for money should be
stated.
1
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A value for money (VfM) assessment has been produced for the Preferred Option. This
has been produced for both the overall project and the Towns Fund investment and this is
outlined in full within the business case.
The results of the VfM assessment for the overall project:
BCR of 3.3 and NPSV of £8.04 million

Item

Core Scenario

Economic Benefits
Returns to Education

£11,475,774

Total benefits

£11,475,774

Economic Costs
CAPEX (Public)

£2,065,171

OPEX (Public)

£386,766

CAPEX (Private)

£0

OPEX (Private)

£0

Total (Ex OB)

£2,451,937

Total Costs (Inc OB)

£3,432,712

NPSV

£8,043,062

BCR Calculation

3.3

6. Deliverability
Will this project still be delivered within the Towns Fund timeframe? (Y/N)
Y

7. Delivery plan
Including details of:
- timescales and key milestones
- partnerships
- interdependencies
- risks and mitigation measures (if not provided above).
Timescales and key milestones
Key milestones are outlined in the table below
Task / Milestone

Timescale

Stakeholder consultation

Continuous

Submission of business case

June 2022

Construction tender issue

August 2022

King George V refurbishments complete

October 2022

Tolly refurbishments complete

October 2022

Fairfield Centre refurbishments complete

January 2023

St Peters refurbishments complete

March 2023

Building Block 2 refurbishments complete

April 2023

Horizon refurbishments complete

June 2023

Ronkswood refurbishments complete

September 2023

2
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Partnerships
Key roles and responsibilities for the project are outlined in the table below
Organisation /
Body

Role

Responsibility

WCC - Policy and
Resources
Committee
WCC Town
Investment Plan
Programme Board

Approver



WCC's P&R Committee has ultimate responsibility for signing off the investments and
delegating authority to officers to deliver the project.

Sponsor



The TIP Programme Board includes key individuals including s151 officer, Monitoring Officer
and key senior managers



The Board has corporate responsibility for delivery of the Town Investment Plan, with
individual Directors having line management responsibility for WCC staff delivering the
programme.

WCC /Project
Steering Group

Accountable
body /
Programme
delivery



Steering Group will include key individuals from within the City Council, at Head of Service and
Director level.



Responsible for appointing the project Senior Responsible Officer (SRO)



Reporting to WCC Town Investment Plan Programme Board (Senior Officers) the project
steering group will provide direction and oversight for the project. At a minimum, this would
consist of representatives of Worcester City Council as the accountable body, the project
sponsor, designated SROs, and representatives of WCT



The project steering group would be formed with individuals accountable for leading and
developing the strategy to enable the project



The steering group will be explicitly responsible for granting project authority to proceed and
securing funding for the project. The board will be also responsible for commissioning
resources, ensuring sufficiency of resource availability for the project, and establishing the
governance framework to assure, investigate, contain and manage the project

WCC Project
Manager

Construction and
Operational
Delivery Team

Overall
Project
Manager

Project
Delivery

Supported by the Corporate Projects Team at WCC, this role will coordinate all projects on behalf of
the accountable body. Responsibilities will include:


Ensuring that the project can achieve the benefits defined in the project briefs.



Responsible for project setup and delivery, and will have overall responsibility for the project
to ensure that the project meets its objectives



Responsible for securing resources



Responsible for managing the drawdown of professional fees and monitoring the performance
of external consultants against their appointment criteria on works to the seven community
centres.



Also provide support to the WCT for reporting to the Steering Group, Town Deal Board.



Led by the construction Project Manager (WCC) and programme delivery, WCT Project Lead



Enabling effective delivery of work related to the project development (for example
design, equipment specification) during the development focused life cycle stages of
the project. As project moves to delivery, responsible for effective project delivery and
transition of new assets into the operational landscape.



Management of trades and supply chain, external education providers and the
communication of information to stakeholders.



Delivery of the project in accordance with the Project Brief / Employers Requirement /
Schedule of Works, within budget and to programme.



Delivery of a completed set of as-built information and attend post-completion

Interdependencies
At this stage of the project, it is understood that the Community Skills and Enterprise project is currently not
dependent on any other project or programme being delivered in Worcester. However, the progression of
the Community Skills and Enterprise project is conditional on the satisfaction of various planning conditions.
The project constraints are detailed below
Constraints

Management

Current Status

Planning permission required for
BB2

Application to be submitted

To be commissioned Summer 2022

Ongoing demand for community
centre usage

Programme to be designed to
accommodate existing use / mitigate
any reduction in capacity

To be commissioned Summer 2022

3
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8. Town Deal Board Chair name & signature
Name of the Town Deal Board:
Chair’s name and signature:

Date:
9. By signing, I agree that:
1. The business case, in a proportionate manner, is Green Book compliant.
2. The 5% early capital (CDEL) has been included in the Town Fund project costs
across the programme.
3. This project and expenditure represent value for money, including the 5% early
capital (CDEL) provided.
4. Project-level Equality Impact Assessments such as Public Sector Equalities Duty
and/or Environmental Impact Assessments have been undertaken.
5. For final submission - programme-level Public Sector Equality Duty assessment
has been undertaken by the accountable body.
Name of the lead Local Authority and signature of the Chief Executive Officer or
S151 Officer
Name of the lead Local Authority:
Job title:

Name and signature:

Date:

4

This page is intentionally left blank

