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Report No:  CE12-21  

Eden District Council 

Executive 

7th October 2021 

Single Site Programme 

Delivery of Voreda House  

Portfolio: Resources 

Report from: Deputy Chief Executive 

Wards: All Wards 

Open Public Item 

1 Purpose 

1.1 To provide an overarching project update and set out options to consider for 
the delivery of the scheme. 

2 Recommendations 

2.1 It is recommended that Executive: 

2.1.1 Authorises the extension of the current procurement process, to include a 
negotiated process; and  

2.1.2 Delegates authority to the Deputy Chief Executive in consultation with the 
Leader and Portfolio Holder for Resources to appoint the contractor subject to 
the variation of the capital programme specified in 2.1.3.   

2.1.3  Recommends Council approve the variation of the capital programme for 
Voreda House.  

3 Background 

3.1 The consolidation of operations onto a single site has been an ambition of the 
Council for near a decade.  This ambition is supported by a capital programme 
allocation of £2.3m that has remained static in value since April 2018.   The 
Single Site Programme has been subject to a number of different iterations 
over the years, but significant progress has been made over the last 18 
months to firmly realise this ambition. 

3.2 The Council purchased Voreda House from the NHS in July 2020 for this 
purpose. The original plan for Voreda House was a straightforward 
refurbishment with no significant changes to layout or exterior. However the 
Council made a successful bid for £856k grant from the Public Sector 
Decarbonisation Fund administered by Salix, to transform the building into a 
low carbon exemplar for building re-use, increasing the space within the 
building and significantly improving its appearance in the process. The Council 
has also engaged with a range of public and voluntary sector partners 
including Citizens Advice, the Police and the local Credit Union about 
collocating to strengthen partnership working and improve the offer to 
customers.   The vision for Voreda House has therefore moved from being a 
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straightforward single site for Eden District Council to being a modern, 
accessible public service hub of the highest environmental standards. The 
plans now align much more strongly with Corporate Priorities.   

3.3 The decision on the configuration of Local Government Reorganisation in 
Cumbria has strengthened the need for a local service hub in Penrith.  The 
chosen East-West configuration of the new unitary councils has resulted in a 
geographically large East authority with significant distances between the 
main service centres in Eden, Barrow and South Lakeland.  There also is less 
alternative public service building space nearby compared to if we had been 
partnered with Carlisle in the North-South configuration. 

3.4 The move to Voreda House has in turn opened opportunities for the 
repurposing of Mansion House and the Town Hall to make greater 
contributions to the economic and social fabric of Penrith. A planning 
application for the conversion of Mansion House to a high quality hotel is 
expected to be submitted within the next month.  A feasibility study exploring 
options to transform the Town Hall into a facility supporting arts, cultural, 
community and business uses is nearing completion and options will be 
brought forward to members this quarter.  The capital programme includes 
£750k to support the preferred outcome.      

 

4 Project Update 

4.1 Introduction – Construction Project Scope and Lifecycle 

4.1.1 In broad terms the scope of a construction project is defined by what the 
project is intended to deliver.  In the case of Voreda House the broad key 
deliverables are: 

 A single site for local government operations that is fit for purpose 
and cost efficient 

 A building that achieves the PassivHaus standard in terms of being 
carbon neutral 

 A public service and community hub for Eden residents 

 Office and meeting space accommodation for members and public 
sector partners 

4.1.2 The Council has established an experienced delivery team responsible for 
taking the project from concept to delivery which can be subdivided into four 
main stages: 

1. Create an initial design – This design is not detailed at this stage but 
can best be described as a broad architectural solution to deliver the 
client requirements. 

2. Establish a budget – the outline design is used to set an estimated 
budget. 

3. Appoint a construction contractor – This involves choosing the method 
of procurement which fits with the project design.   

4. Complete construction works – To deliver the client requirements.  
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4.1.3 The Voreda House project remains in the final parts of stage 3, the 
procurement of a contractor via a competitive tendering process.  Owing to 
the skills required to deliver the PassivHaus standard a named list of 6 
capable contractors was chosen as the preferred method of procurement as 
opposed to an open tender.   

4.2 Voreda House – Tender Process 

4.2.1 A tendering process for the construction of the Voreda House scheme is 
underway and nearing completion. 

4.2.2 Four significant issues are influencing the market response to the tender: 

 The most significant, is the buoyancy of the construction market set 
against the contraction of market capacity due to the pandemic.  The 
impact of the pandemic and the associated employee furlough scheme 
is unprecedented in the construction industry.  Construction capacity 
contracted rapidly and when the government flooded the market with 
construction project funding, to kick start the economy, the market 
could not respond at the same pace. 

 The pandemic has also created significant inflation in the construction 
industry materials supply chain and labour wage rates are rising 
rapidly.  This is particularly important when considering when the 
construction budget was set as construction inflation is now increasing 
on a monthly basis. 

 The PassivHaus standard, as this is challenging to the market 
particularly in relation to the building air tightness test.  The standard, 
when combined with the furlough scheme, influenced the response to 
the tendering exercise culminating in 5 out of the 6 contractors 
withdrawing from the process.  The reality is that the government’s 
intervention in the market has created the conditions for contractors to 
select less challenging contracts. 

 The change to the external treatment of the building as defined by the 
planning consent proven technically undeliverable from a construction 
perspective. 

4.3 Tender Submission 

4.3.1 The consequence of these issues has been that only one contractor 
submitted a tender and is still engaged in the tender process. 

4.3.2 The tender submission has identified technical restrictions and additional 
costs associated with: 

 The existing building structure is unable to support the weight of 

sandstone cladding.   

 Inflationary increases in the construction industry and escalating 

materials costs.  Covid related cost escalation for construction projects 

is an issue that is impacting upon the sector as a whole and is not 

confined to the Voreda House project. 
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4.3.3   The circumstances leading to the estimated costs of the single site 

programme have changed radically, as set out in 4.2.2 and 4.3.2, and the 

existing capital allocation is no longer sufficient.   

 

4.4 Construction Cost 

4.4.1 Since receipt of the tender the project team have been focussed on two 
areas.  The first was undertaking the necessary due diligence on the 
contractors tender submission and the second is a technical assessment of 
the construction approach. 

4.4.2 This has focussed on an alternative external cladding solution that closely 
reflects planning approval and is technically deliverable.  This will be subject 
to a revised planning application.  

4.5 Salix Grant 

4.5.1 Discussions with Salix representatives have taken place to ensure they are 
fully appraised of the current situation and the options being considered as 
outlined in this report. They remain fully supportive of the scheme as long as 
the grant is spent before the end of March 2022 and a contractor in place by 
w/c 1st November 2021.   

4.5.2 The ability to deliver the Voreda House Project in line with Council’s 
sustainability priority which is focussed on delivering the national, 
international, and local targets to reduce carbon emissions to which all levels 
of government are committed is dependent on spending this grant within 
these time limits.  

4.6 Procurement 

4.6.1 If the decision is to progress with the scheme it will be necessary to extend 
the current procurement process and enter into a negotiated process.  This 
will allow for the final technical discussions to legitimately take place with the 
contractor and the contractor to be appointed subject to funding approval.  

4.6.2 To secure the Salix funding it will be necessary to appoint the contractor and 
place orders for the Salix funded items prior to securing the revised planning 
approval as a new planning application and approval process will take two 
months to complete. 

4.7 Options to Consider  

4.7.1 Abort the project – Remain in the existing office provision and discount the 
repurposing of the Town Hall and Mansion House.  This is discounted as 
neither building is compliant with disability and other legislation, and would not 
offer appropriate facilities for the use by the unitary authority.   

4.7.2 Proceed with the original scheme – this is discounted as the proposal is 
technically unfeasible and unaffordable and there are alternative solutions to 
consider. 

4.7.3 Commence a new procurement exercise – This is discounted as it will result 
in the loss of the Salix grant owing to the time required and the construction 
inflation trajectory would likely increase costs. 
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4.7.4 Proceed with the revised scheme reflecting the alternative external treatment 
through a negotiated procurement process.    

4.8 Project Management 

4.8.1 A revised programme for the delivery of the scheme has been established 
with an indicative completion date of September 2022.  The programme has 
been informed by the construction procurement process, the project delivery 
team and the perceived construction materials supply chain lead in times. 

4.8.2 Should the approval for the scheme be granted the existing project delivery 
team, supported by the appropriate expertise available from the Council, have 
the necessary skills and capability required to deliver the scheme from both a 
technical and service perspective. 

4.8.3 Subject to approval, the intention is to monitor the construction activity on a 
weekly basis and provide detailed reports to Executive on a monthly basis 
evidencing progress to date for both programme and spend. 

5 Policy Framework 

5.1 The Council has four corporate priorities which are: 

 Sustainable; 

 Healthy, safe and secure; 

 Connected; and 

 Creative 

5.2 This report relates to all council priorities as the delivery of the scheme 
contributes to the organisation as a whole. 

6 Consultation 

6.1 Broad consultation for the scheme has been undertaken on two occasions to 
secure planning approval.  Further consultation will need to be completed 
should the decision be taken to proceed with the scheme to secure final 
planning approval. 

6.2 Regular and detailed consultation has been ongoing throughout the project 
development phase with both the One Eden Member Working Group and One 
Eden Member Briefings.   

6.3 All staff have been consulted and provided with the opportunity to 
communicate their thoughts and preferences in relation to the overall scheme 
design and their future service and individual requirements. 

7 Implications 

7.1 Financial and Resources 

7.1.1 Should the option be taken to proceed with the full project then the projected 
costs are as follows: 

  

Funding 

Original Estimate £2,300,000 
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Salix Funding – External Grant £850,000 

Capital Receipts £980,000 

Total Revised Budget £4,130,000 
  

Estimated Costs 

Acquisition Costs £1,040,000 

Main Construction Costs £2,680,000 

Professional Fees £200,000 

Total Estimated Cost £3,920,000 
  

Additional Contingency Allowed 
(inc. internal fit out) 

£210,000 

 

7.1.2 The MTFP presented to Council in February 2021, estimated savings of 
moving to a single site as an average of £50,738 per annum excluding any 
income from rental of space to partners. 

7.2 Legal 

7.2.1 If the decision is taken to approve the project then a negotiated procurement 
procedure will be undertaken to appoint the contractor and proceed with the 
delivery of the scheme. 

7.3 Human Resources 

7.3.1 Should the project not progress then staff will be required to continue with 
their current arrangements in facilities that do not meet the needs of 
customers, the community, members and staff.  The current provision will also 
likely be unable to meet the emerging needs of the east Cumbria LGR 
arrangements. 

7.4 Environmental 

7.4.1 Should the project not proceed then the opportunity for Penrith to reduce its 
carbon footprint through grant funding investment in an iconic PassivHaus 
office and public sector hub will no longer be available. 

7.5 Statutory Considerations 

Consideration: Details of any implications and proposed 
measures to address: 

Equality and Diversity The project design addresses all of the relevant 
equality and diversity requirements to provide a 
solution that not only improves on the existing 
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Consideration: Details of any implications and proposed 
measures to address: 

provision but also satisfies the emerging LGR 
requirements. 

Health, Social 
Environmental and 
Economic Impact 

The PassivHaus specification provides the 
highest industry standard for occupants and 
users of the facility in relations to air quality.  It 
also achieves a net zero carbon environmental 
standard.  From an economic perspective it 
brings an existing building back into use, 
increases the asset value and also significantly 
reduces the current office provision operating 
costs. 

Crime and Disorder The planned partner and community space will 
enable agencies to work together to tackle crime 
and disorder issues in the most responsive and 
impactful way.  The Police are still intending to 
use the facility as a community hub if the project 
is progressed. 

Children and 
Safeguarding 

The potential for agencies to work together more 
closely when using the building as a community 
hub will improve service responsiveness for 
Children’s services. 

7.6 Strategic Risks  

Risk Consequence Controls Required 

Inability to 
secure a 
construction 
contractor 

 

 

 

Project 
undeliverable  

 

 

 

The procurement of the project is still 
underway with confirmed market 
interest in delivering the scheme.  
Should Executive agree to proceed 
with the scheme the procurement 
needs to be extended to include a 
negotiated process to secure the 
contractor. 

Salix funding 
extension not 
granted 

Project 
undeliverable  

Should this situation occur then the 
project will not proceed unless 
additional funding is secured to fund 
the Salix items. 

Outcome of 
structural and 
site surveys 

Impact on 
price and 
programme 

All of the necessary structural and site 
surveys have been completed when 
the building was purchased or via 
contractor due diligence as part of the 
procurement approach.  Any 
unforeseen issues that may arise 
during construction would be 
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Risk Consequence Controls Required 

addressed via the contingency sums 
included in the contract. 

Securing 
Planning 
Approval  

 

 

Project 
undeliverable 
as Salix 
funding 
clawed back. 

Revised planning application being 
developed and will be submitted for 
approval.  The application will closely 
reflect the external treatment of the 
building that was previously granted 
permission. 

Availability of 
building 
materials  

Loss of the 
Salix funding  

Market investigations undertaken by 
the project team have confirmed that 
the materials necessary to complete 
the project are available in the 
timescales to satisfy the delivery 
programme. 

Adverse weather 
conditions 
impact on the 
construction 
programme 

Potential loss 
of some Salix 
funding. 

The project is a refurbishment as 
opposed to a new build which means 
the building interior of the building will 
not be exposed to inclement weather 
and should progress without delay.  
The contractor is confident that any 
weather issues can be mitigated by 
their construction approach. 

8. Other Options Considered 

8.1 The options are outlined in section 4.7. 

9. Reasons for the Decision/Recommendation 

9.1 To deliver the vision for Voreda House project as a low carbon, fit for purpose 
public service hub for residents of Eden, the rationale for which has been 
strengthen by the outcome of LGR. 

Background Papers: 

Medium Term Financial Planning Report – February 2021 

Contact Officer:mike.poulter@eden.gov.uk 
 


