Local Growth Fund
Business Case Pro forma

Part A
Lead Organisation & Partner Details
A1 Project name and location
Include postal address, postcode and local authority area

Central Northallerton Redevelopment
Former HMP Northallerton site, East Road, Northallerton, DL6 1NW
Hambleton District

A2 Lead organisation/company
Name of lead
Central Northallerton Development Company Limited (CNDCL)
organisation/
company (trading
name)
Address
Civic Centre, Stone Cross, Northallerton, North Yorkshire, United Kingdom, DL6 2UU

Company
registration
number (if
applicable)
Legal status

09730539

Private limited company

A3 Lead contact
Name of lead
contact

Mark Haynes

Position

HDC Business & Economy Officer

Telephone

01609 767056

Email

mark.haynes@hambleton.gov.uk

Address (if
different from
above)
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A4 Other partners
Please identify all partners/companies/land holding interests that are directly linked with the project.
(Append any additional information if appropriate)
Partners involved in direct delivery of the project
Name

Tel No

Email

Address

Nature of interest

Justin Ives

01609 767001

justin.ives@hambleto Hambleton District
Joint Venture Partner
n.gov.uk
Council, Civic Centre,
Stone Cross,
Northallerton, DL6
2QP

Dominic Gibbons

01482 320968

enquiries@wykeland. Wykeland Group Ltd.
co.uk
47 Queen Street,
Hull, HU1 1UU

Joint Venture Partner

Nature of interest

Other Partners involved in the project
Name

Tel No

Email

Heritage England
Kerry Babington

01904 601961
07771 885126

kerry.babington@hist 37 Tanner Row,
oricengland.org.uk
York, YO1 6WP

Safeguarding of
listed buildings and
sites heritage.

NYCC Highways
Andrew Bainbridge

01609 532382

andrew.bainbridge@
northyorks.gov.uk

Highways authority
(Transport Planning)

NYCC Highways
Pam Johnson

01609 532295

pam.johnson@northy County Hall,
orks.gov.uk
Northallerton,
DL7 8AD

Highways authority
(Development
Management)

HDC Planning
Peter Jones

01609 767099

peter.jones@hamblet Civic Centre,
on.gov.uk
StoneCross,
Northallerton,
DL6 2UU

Planning authority
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Address

County Hall,
Northallerton,
DL7 8AD

Part B
Project Details
B1 Project description
Please provide a brief description of your project (no more than 3,500 characters).
This should include a clear indication of what the project is, and its key aims and objectives.
(Please append a clear delivery/implementation plan and any additional information if appropriate).
Northallerton has been presented an opportunity to expand the town centre offer through the closure of the former
HMP Northallerton, vacating a 4 acre town centre site in the town centre with great potential for regeneration. The
Council purchased the site and has gone through a process of masterplanning and acquiring a developer partner to
establish a Local Asset Backed Vehicle to take forward the site development.
The aims of redevelopment are to:
- Undertake improvements to the highways network and connections between the town centre and prison to enable
the site to be opened up for development
- Introduce a range of facilities and services that will enhance and complement the current town centre offering and
benefit the economy of the town.
- Provide a range of town centre based employment opportunities.
The support sought here focuses on the highways improvements that are required in order to enable the site to be
brought forward for development. The improvements that are proposed are :
- to increase key junction capacity to cope with the additional trips generated by the development
- improving the links between the High Street and the site to ensure pedestrian safe and efficient movement
between them
- Linking traffic signals in the town centre to improve traffic flow and air quality
These improvements will be required to enable the road network to accommodate the additional traffic generated by
the development and ensure the development is strongly linked with and works to improve the town centre offer.
The preferred proposal by Wykeland, the Councils chosen developer partner, that is to be taken forward
incorporates:
- A Leisure offer located around a public square, which itself could be used for performances and markets, to
include a six screen cinema located alongside a range of restaurants & a new pub offer. A space has been retained
for a museum or heritage asset along with an area that can be used for conference or educational events.
- A retail element comprising a 21,000sqft & a 6,000sqft unit complementing the High Street. Some smaller retail
units are incorporated in the listed buildings. Anchor tenants for the new build units are being sought to underpin the
viability of the development.
- Residential – a small number of residential apartments may be provided as part of the development though
commercial uses will be delivered if there is market interest.
- Employment & Skills – additional employment will be provided through the inclusion of a Centre for Digital
Innovation. This will provide support for a growing but locally underrepresented sector and offer employment,
workspace and support for a digital cluster in the town centre. This will be the subject of a separate bid and its
outputs have not been included here. In summary it will provide high quality workspace for digital companies in the
centre of Northallerton. Based in the Grade II listed former female wing of HMP Northallerton it will be fitted out to a
very high standard and provided with ultrafast broadband connection to make it an attractive location for digital
businesses.

Please explain what the current baseline position of the project is
The site is currently an empty brownfield site, partially demolished following vacation by the Ministry of Justice when
the site ceased to be an operational prison in 2013. Following the site purchase by the Council in 2014 a
masterplan for the area was undertaken, site clearance works have been undertaken and an OJEU compliant
procurement process to select a development partner has been completed. The legal processes to create the joint
venture company, Central Northallerton Development Company Ltd. are now complete and the detailed plans are
being developed ready for submission for planning permission and listed building consent.
The road network for the town centre is currently designed on the basis of there being very few traffic movements
on and off the prison site. Similarly pedestrian links between the site and the town centre are not strong as there
was little interaction and little footfall between the prison and the town centre. Both the road and pedestrian
networks require improvement in order for the development to come forward and work successfully with the High
Street. 3

B2 Rationale for intervention
Please explain why the project is needed. This should include a clear analysis of the issues you are
addressing and/or the market need or failure. Reference or attach evidence to support. (max 3,500
characters)
This bid focuses on the improvements required to the Highways Network to ensure there is sufficient capacity in the
network to enable the development as well as providing high quality linkages between the site and the High Street.
The costs of the improvements required are detailed in Appendix 3. An analysis of junction capacities and the need
for an upgrade triggered by the development is provided in Appendix 12, a report undertaken by Mouchels to
support a bid for Highways England NPIF funding. In short the report finds the existing arrangement would not be
able to accommodate the flows associated with the proposed development and demonstrates how the proposed
junction improvements and signalisation would allow sufficient capacity for the traffic generated by the development.
Air quality figures in Appendix 14 demonstrate the need to link town centre signals and optimise traffic flows to
ensure air quality stays within permitted levels. Pollution levels in some areas are only just within permissible limits.
Improvements to pedestrian routes between the sites will also help to reduce traffic movements in the town centre.
These issues, identified through pre-planning discussions, will be brought out in more detail when a Transport
Assessment is undertaken to support the planning application.
Northallerton is a principle service centre in Hambleton and fulfils this role relatively well but is challenged by
changes in consumer habits and retailer trends. Increases in internet shopping, combined with big name retailers
favouring larger centres with critical mass, is reducing footfall in high streets. Such larger centres with critical mass
are located around the district e.g. Teesside and York. Added to this a new out of town retail development at Scotch
Corner is opening late 2018 which will have a direct impact on Northallerton. The redevelopment of the prison as
proposed will help to redefine the towns offer and allow it to respond to these challenges.
Hambleton currently retains around 46% of market share for convenience goods and 28% for comparison goods.
Expenditure leakage from Northallerton is in part due to gaps in the offer, which includes men’s clothing, discount
food retailers, sports retailers.
By day the town is often busy and has a low level of vacant units. Concerned retailers worried that footfall is falling
have recently formed a Business Improvement District to help redress this. The night time economy is poorer. The
lack of town centre family friendly restaurants, pubs and leisure offer limits the night time economy to a principally
weekend offer focused on the pubs and nightclub.
The night time economy offer will be improved through the development of a six screen cinema combined with a
number of restaurants, café’s and a pub/restaurant all bordering a high quality public square. The operators that
have expressed interest in taking up these units will extend the breadth of the night time offer in the High Street.
As the main town in the Hambleton District Settlement Hierarchy Northallerton is the principle focus for housing
growth in the existing and new Local Plans. Work commenced in March 2017 on the 1000 home North Northallerton
Development. A further 1000 homes are to be allocated in the new local plan. It is important that the town centre
capacity & offer are extended to support the growth of the town. Failure to do this could see further expenditure
leakage resulting in decline of the High Street.
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Please explain why Local Growth Funding (ie public sector intervention) is required, what it will
specifically fund and what evidence of market failure there is. Reference or attach evidence to support
this (max 3,500 characters).
Site viability appraisals, see Appendix 10, show the site is marginally viable. Intervention is being sought from the
Local Growth Fund as the yields from the prison redevelopment overall are not sufficient to provide the required
investment in the off-site highways improvements that are necessary to open up the development.
The Local Growth Fund requested will fund the highways improvements listed in Appendix 3, in summary these are:
- increase key junction capacity
- improving the links between the High Street and the site
- linking traffic signals
To achieve a high quality scheme with a good mix of retail, leisure, business and residential uses has required the
Council to intervene to get the project to this stage. In undertaking the masterplanning, purchasing the site, clearing
the site, undertaking the competitive dialogue process and preparing the legal documentation for a joint venture
vehicle with a private sector partner the council will have expended £2.6m.
Currently the anticipated margin to be shared between the CNDCL partners is around 20% (circa £3.2m) before
significant exclusions which include:
- Off-site junction improvement works
- Enhancing connectivity with the High Street
- Start up, refurbishment and fit out of digital hub
- Heritage Resource Centre
Without the Council's intervention to date a scheme of this mixed nature would not have come forward as the
returns would not be sufficient to attract developer interest. Further investment is being sought to cover the
remaining exclusions which include the highways, signals and footpath improvements which are the subject of this
bid.
Discussions by Wykeland have secured the interest of a food retailer as a unit can be incorporated in the
development that meets their requirements, heads of terms are being drafted with the supermarket operator. There
is also a lack of modern large comparison units in the town. The town centre does not have units of a sufficient scale
or of the required format to accommodate such uses, notably when larger units have become available (Morrisons
and Woolworths) they were not taken up by other food chains who have had a known interest in the town for some
time.
Additionally there are no sites of a suitable size to accommodate the range of leisure facilities proposed. The anchor
tenant in the form of a cinema is important to this. Whilst there may be units within the town that could, were they
available, accommodate the restaurant proposals the additional footfall driven by the cinema is required for their
interest to be sufficient to invest. Apart from the prison site there are no sites available in the town centre which
could accommodate the proposed six screen cinema. Together with a bar/restaurant proposal for the 1818 block the
range of leisure facilities that are proposed to border the new public open space will have the critical mass to deliver
a week round, family friendly, night time economy creating considerable employment and retaining a share of the
leisure expenditure that is currently lost to the town.

5

Please explain what other sources of funding you have tried to secure and what will happen if the
project does not secure LGF
The Highways elements tried to secure National Productivity Investment Funds but was unsuccessful.
Heritage Lottery Funding will be sought for the Heritage Resource Centre.
LGF and ESIF funding sources are being approached for the digital hub element of the proposal.
If LGF funding is not secured the viability of the site is such that it cannot absorb these costs. Either the project will
not come forward or other sources of funding will have to be found.

Please explain what the critical success factors are for the project and list the criteria against which
you will assess the successful delivery of the project.
Short term success factors:
1. Secure planning consents for entire scheme
2. Continue to secure pre-let agreements with anchor tenants
3. Ensure the viability/deliverability of the preferred scheme
4. Securing funding to address offsite Highways improvements required to open up the site
Medium term / longer term success factors:
1. Disposal of southern half of site to provide capital receipt to offset costs of redevelopment of the northern half
2. Construction of the new build elements in the Northern part of the site
3. Refurbishment of the listed buildings
4. Establishing the Centre for Digital Innovation
5. Creation of the public open space bounded by the listed buildings as a focal point.
6. Achieving a full let of all the units for the uses proposed.
7. Enhancing east-west links within the town to encourage pedestrian movement between High St and the
development

B3 Beneficiaries
Please explain who the principle beneficiaries of the project are and how they benefit
Project beneficiaries include:
1. Residents of Northallerton who will be provided with a greater range and quality of retail and leisure choices
accessible within the town. They will also benefit from improved footpaths and links around the town.
2. Residents seeking employment - particularly young people involved in digital businesses
3. High Street businesses which will benefit from the reduced expenditure leakage from the town afforded by the
greater choice provided in the new development reducing the need for residents of the town needing to travel to
other commercial centres.
4. The area's sub-regional and local construction sector and associated supply chain.
5. Local business who will have access to a community of digital business who will be able to provide assistance to
improve their digital platforms, online presence and productivity.
6. Highways users will benefit from the proposed improvements which will facilitate better traffic flows around the
town, improving journey times.
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Part C
Options Assessment
C1 Options analysis
Please append a full Options Analysis. This should include:• A description of each option you have considered for the delivery of the project objectives.
Considered in relation to scope, project activity, delivery/implementation and funding. Include a “do
nothing” option.
• A SWOT analysis for each option.
• Quantified costs and benefits with an explanation of how you calculated the benefits.
A risk assessment for each project, completing TEMPLATE A in the business case pack to score each
risk for each option. Using that completed template, identify the constraints and dependencies of
each option.
Please append options appraisal
Please set out below, using your appended options analysis, a ranking for each of the options
considered
in priority order.
1 - Deliver required highways improvements
2 - Do Nothing
Do nothing scored a lower risk in the analysis but is not an option as the development cannot come forward, no
benefits are gained for the town, the site would be a financial liability to the council and the heritage of the site
would not be respected. The options analysis is included as Appendix 2.
An options analysis has also been included to outline the choice of the development model for taking the project
forward. This is included at Appendix 2a

Please set out your preferred option and why each of the others considered have been ruled out.
The preferred option is to undertake the highways improvements in order to enable re-development of the site. This
enables the benefits of the development to be realised through enabling a viable mixed use redevelopment of the
prison site which complements and extends the town centre and its offer.
1 - Do Nothing - not an option as no benefits are gained for the town, the site redevelopment not come forward, it
would be a financial liability to the council/CNDCL, the heritage of the site would not be respected and a unique
opportunity to strengthen the town and benefit residents would be lost. The resultant semi derelict site would have
a negative impact on the town and its economy.
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Part D
Project Assessment
D1 Strategic fit assessment
Please explain how the project relates to local, LEP and national strategies, policies and initiatives
(max. 3,500 characters).
The strongest fit with the LEP Strategic Economic Plan objectives is with Priority 4 – Successful & Distinctive
Places. This priority seeks to ensure that the local economies in the LEP area remain functional and sustainable.
The town is facing increasing competition from higher order retail destinations, only exacerbated by the approval of
the Scotch Corner Designer Outlet development. There is a need to improve the town centre offer to make it a more
attractive retail destination. This development contributes to this strategic aim by ensuring that the town centre offer
is enhanced through the introduction of modern retail units and uses which are not present or underserved in the
town. Additional leisure facilities will also greatly strengthen the currently weak night time economy. These factors
will help ensure that Northallerton can improve its role as the key service centre in the district and support the
growth of the town whilst remaining a successful and distinctive place. Through these additions high street
expenditure leakage to higher order centres can be minimised.
There is also an ambition to reverse the decline in the working age population and increase the availability of higher
paid jobs. The development will assist with both these ambitions through the inclusion of the C4Di. Supporting the
high value, high growth digital and creative sector through the provision of a dedicated hub for these businesses will
provide higher paid jobs for younger people. Nationally around 60% of the digital sector workforce is below the age
of 34 and 80% are below the age of 44. The digital sector has the potential to boost local productivity. The digital
sector is a high productivity industry which is growing 32% faster than the rest of the UK economy.
There are additional links to the SEP priority 1 – Profitable and successful small businesses as the project will assist
with high value job creation in the digital sector and SEP Priority 2 – Inspired People in attracting and keeping young
talented people in our area.
Increasing the presence of the digital sector in the district is supported by key themes in the Building our Industrial
Strategy Green Paper from January 2017:
Supporting business to start and grow
- C4Di will assist businesses to adopt digital processes, an issue identified in the strategy
- Ensuring or assisting the uptake of new technology and digital processes which support growth
Driving growth across the whole economy
- The digital economy provides opportunities to bring well paid jobs to rural areas
- The UK digital sector is highly competitive internationally but under represented locally, C4Di represents an
opportunity to re-balance this.
UK Digital Strategy - the next frontier in our digital revolution
A Government digital sector strategy to ensure the UK retains a lead position in the global digital industry is under
development. Areas where the project will assist will include ‘Unlocking Digital Growth’ & ensuring all businesses
can benefit from using digital technology.
Town Centre Development Strategies
Recent years have seen renewed focus on the role and performance of town centres. Reports highlighting the need
for town centres to respond to changes in consumer behaviour and retailers strategies include the Portas Review &
the Genecon report Understanding High Street Performance both commissioned by the Government in 2011. The
proposals here clearly support these principles.
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D2 Economic impact assessment
Please describe how the project will contribute to economic growth and the wider economic, social
and environmental benefits it will deliver. (max 3,500 characters.)
Please append any economic impact analysis or other evidence to support economic growth.
The principle direct economic benefits of the project are the jobs created. These are forecast as follows:
Construction - The employment created during the construction phase has been calculated by Wykeland Group Ltd.
using CITB figures of 6.4 direct and 9.4 jobs per £1m of construction costs. This gives figures of 64 direct jobs and
94 indirect jobs created in the build out of the site.
Employment resulting from the end uses of the development are calculated using the proposed floor areas and
industry accepted average guidelines for the density of jobs per square metre for different land uses. This gives the
following estimates for jobs created in the proposed end uses:
Use
Phase 1 Food Retail
Phase 1 Non Food Retail

Sqm
2018
557

Jobs/sqm
1/17
1/55

Phase 2 Non Food Retail
Phase 2 Cinema
Phase 2 Food/Leisure

108
1366
1385

1/55
1/90
1/18

Total

No. Jobs
119
10
2
15
77
223

Total direct jobs are therefore 223 + 64 construction jobs = 287
Total direct and indirect jobs = 287 + 94 indirect jobs = 381

9

D3 Value for money assessment
Using a completed TEMPLATE B, please provide details of the outputs to be generated by the project.
These need to directly relate to the LEP strategic economic plan and should be proportionate to the
funding requested. Also detail any additional outputs over and above those contracted with the LEP.
Local Growth Funding requested: £2,520,659

Direct Jobs
Job outputs direct - 287
LGF cost per job created - £8,783

Direct & Indirect jobs
Job outputs direct & indirect - 381
LGF cost per job created - £6,615

When comparing these costs to the figures quoted in the HCA Calculating Cost Per Job Best Practice note 2015
(3rd Edition) they represent very good value. A low cost per job figure in the HCA report is quoted as £28,700.
In transport terms the benefit cost ratios (BCR) for the improvement works are very favorable. Table 1-14 in
Appendix 12 show a high BCR of 13.09 which classifies the junction improvements as a high value for money
scheme.
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Please explain what leverage from public and private sources of funding the project will secure.
The project will leverage £12.1m from the private sector.

Please explain why your proposal constitutes value for money, detailing your assumptions.
(Reference/append any comparator projects or benchmarks that support your case).
See D3 above for the calculations on cost per job. When examining HCA best practice on cost per job created the
scheme delivers a good number of good value jobs.
Additionally the scheme will open up the potential to deliver a digital hub which will create jobs will be in the digital
sector, and will provide local young people with employment opportunities that are not currently available locally.
Digital sector jobs are at the high end of the productivity spectrum and a key objective of the hub is to work with
other local businesses assist them with the take up of digital technologies and innovations helping to drive up the
wider productivity of the local economy. Whilst it is important to reference this these outputs are not included as the
digital hub will be subject of a separate bid.
The scheme will help to reduce expenditure leakage from the town as well as strengthening the retail, leisure and
night time economy offer.
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Part E
Project Commercial, Financial & Legal Assessment
E1 Project impact
Please explain what the project outcomes will ultimately be (Define the goods/services to be provided
other than the actual capital/infrastructure works). Please provide evidence of how these have been
calculated.
The project is set to facilitate the redevelopment of central Northallerton which will deliver the following outcomes:
An improved town centre offering of office, retail and leisure space comprising:
• Food/Retail
2,018sqm
• Non Food/Retail 557sqm
• Cinema
1,366sqm
• Office
578sqm
• Food & Retail
1,385sqm
• A new public open space - for events, markets and performances
• The Centre for Digital Innovation - an new digital industry hub for the area incorporating 15 offices and hotdesking
space
• Enhanced town centre retail offer
• An improved leisure and night time economy offer for the town
• Improved town centre traffic management through improved traffic signal controls, upgraded and signalised
junctions and enhanced east-west linkages
• Improved air quality as a result of improved traffic management.
• Improved emergency service access (police and fire) to highway network.
• 287 direct jobs created.

12

E2 Commercial and financial assessment
Using TEMPLATE C, please provide a financial breakdown over the next 5 years of delivery. Please also
append;
• A forecast project capital cashflow highlighting when the different funding contributions are
expected to be received (Outlining assumptions made).
• A detailed operational monthly cashflow of all income and expenditure for the first five years
of the project to prove its sustainability (Please disregard any inflation estimate so that any
changes in assumptions can be readily seen).
Have Template C and supporting documents been completed and appended? Yes
No

Project costs
a) Who has prepared
HDC, Wykeland Group Ltd. and Gillespies
the project costs?
b) On what basis have
Highways improvements costs have been prepared by NYCC Highways and Gillespies
based on knowledge of similar schemes. Figures for the redevelopment have been
the project costs been
prepared using standard development appraisal models by a chartered surveyor
prepared?
employed by Wykeland Group Ltd.
c) Have the project
Highways improvements have been provided by Gillespies and NYCC Highways.
costs been tested
Development costs have been arrived at as the product of a competitive dialogue
process and reflect market rates for the the project delivery. The figures have been
robustly and how?
evaluated by a property appraisal consultant employed by the Council to verify they
d) Are cost overruns
Potential
cost overruns
willtrue
be captured
in the overall scheme costs through the
are
reasonable
and reflect
market prices.
provided for within your production of a quantified risk assessment. Overruns for CNDCL will need to be
captured in the contingencies or taken from the predicted project surpluses.
organisation?
e) Has your organisation For the highways works a 20% contingency as well as a 44% optimism bias has been
identified a contingency allowed for to ensure adequate cover for any potential cost escalation.
For the prison site redevelopment contingency costs have been included in the
budget? if so, how
development appraisal (Contingency 4% & Developers contingency at 1.5%)
much?
f) Does your
As stated at (d) above any cost increases for the prison site will be met by CNDCL.
organisation guarantee
to absorb any cost
increases? If not, who
is?
Please provide a copy of the last 3 years’ accounts from your organisation
Tick here to show that you have done so
Please explain what the VAT status of your organisation is and confirm whether all costs are inclusive
or net of VAT
Central Northallerton Development Company Limited is VAT registered.
The option to tax this development has been applied.
All costs shown are exclusive of VAT
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E3 Risk assessment
Building on the economic assessment options analysis in Part C, please complete TEMPLATE D risk
register for your chosen option. Please highlight below the inherent risks associated with your project
and your mitigation for these.
Summary of the risks and mitigating factors as identified in the risk register:
1. Financial: Project fails to secure LGF grant funding. This risk cannot be mitigated since without LGF grant funding
the highways improvements cannot be delivered and the site redevelopment cannot proceed as the development is
not viable.
2. Financial: Failure to secure pre-lets - a failure to secure key anchor tenants at an early stage would lead to a
delay in delivering the project. Property consultants WSB were engaged by Wykeland to support their ISDS
submission. They have undertaken market testing and have been actively speaking to key operators. There is a
high level of interest in the town by a range of operators which has been followed up during the period of developing
the Joint Venture legal agreements with firm discussions with key anchor tenants. Key to this is the anchor tenant
for the southern portion of the site. Heads of terms for the principal unit are currently being drawn up.
3. Financial: Design Compromises - should potential tenants have particular design requirements these need to be
managed to ensure they meet acceptable design requirements and standards of the scheme and local planning
policy and do not add to scheme costs. Mitigation is to ensure potential occupiers are aware of the design principles
and constraints in order to seek to limit the impact.
4. Financial: Increases in highways improvements costs either from inaccurate costing or unexpected expenditure.
These risks have been mitigated through the inclusion of both a contingency and an optimism bias ensuring that all
costs will be contained within budget.
5. Financial: Increases in expected build cost result from inaccurate estimating at the project development stage.
This risk is effectively managed for on site costs given the robust costing and viability appraisal conducted by
Wykeland, who are experienced commercial property developers experience - accuracy is essential to their
development financing process.
6. Financial: Site Abnormals or other risk items increase the development costs. Survey works have been
undertaken to minimise this risk.
7. Financial: Cost risk: Increases in actual build cost result from unforeseen changes in the construction market (e.g.
cost of labour, materials). Contingencies could be utiilised or sales/rental yields would have to be increased to
mitigate this risk.
8. Planning Risk: Scheme does not gain planning consent - the scheme is consistent with the Local Plan and is
broadly in line with the Central Northallerton Masterplan prepared by HDC. This was adopted as informal planning
guidance. Through the competitive dialogue process the Council has provided the masterplan as guidance for the
scheme to minimise the risk of consent being refused. This risk has been further reduced through a planning officer
providing input throughout the competitive dialogue process.
9. Planning risk: Scheme does not gain list building consent - as part of the masterplan works a separate more
detailed study was undertaken of the listed buildings on the prison site to guide their treatment and re-use in any
redevelopment project. This has again been provided as guidance in the competitive dialogue process. Additionally
developers engaged in the process have liaised with Historic England and the Councils Conservation Officer during
the formation of their proposals to ensure developments respect the site's heritage.
10. Construction Risk: Construction delays result in inability to complete project to time leading to penalty costs. For
mitigation of this it will be essential to undertake due diligence of contractors ahead of appointment and to align
Liquidated and Ascertained Damages with developer financial penalties.
11. Construction Risk: Contractor Liquidity or solvency causes development to stall. Mitigation here is appropriate
due diligence ahead of appointment
12. Financial Risk: CNDCL Liquidity or solvency issues give rise to delays. Close monitoring of resources and
finances will be maintained for the life of the project.
13. Management risk: Problems with project management and governance - the prison site redevelopment is to be
taken forward by CNDCL which will require HDC and Wykleand to enter into a series of contractual arrangements
which tightly define the project management and governance. These agreements, which have been drawn up in
consultation
14 with Wykeland Group Ltd., and have now been completed and signed will effectively mitigate these
issues.

E4 State aid and legal assessment
Please explain how the project fits with the current State Aid regulations.
(The York, North Yorkshire and East Riding Local Enterprise Partnership cannot support proposals
which constitute unlawful state aid).
The funds sought are for improvements to the public highway network which will be open to all on an equal and
non-discriminatory basis. It is not anticipated therefore that the project presents a state aid issue.

Please outline any public funding your organisation or your partner organisations have received in the
last 3 years including the amounts and the purpose of the funding.
As a new organisation CNDCL has not received any public funding.
In respect of the company partner organisations HDC has received £6m grant towards the NNDA Link Road and
Bridge from the Local Growth Fund (contract date 11/03/16)
Wykeland has received the following support
Bridgehead scheme - ERDF £2,676,954 Agreement date 2013
@thedock - CCF £300,000 Agreement date 2014
@thedock - ERDF £2,207,659 Agreement date 2014
61-63 Humber Street - CCF £700,000 Agreement Date 2017

Please detail your procurement strategy outlining any procurement to be undertaken, respecting all
appropriate UK/EU regulations.
The EU Competitive Dialogue process has been used to secure the developer partner. Pre-Qualification
Questionnaires were received in May 2016. Four bidders were invited to participate in the ISOS stage (invitation to
submit outline solutions) in August 2016 and then two bidders were selected for the final ISDS stage (invitation to
submit detailed solutions); The ISDS stage culminated in January 2017 with bidders being required to submit their
final tenders. The chosen bidder (Wykeland Group) have contractually committed to deliver their submitted scheme
subject to market interest and viability in forming the joint venture delivery vehicle CNDCL. This will be operational
for at least three years. CNDCL will undertake the development of the site and will be responsible for the design of
the scheme, obtaining planning permission, physical construction and development and the marketing and disposal
of the development assets. Procurement of contractors for the Highways improvements will be discussed and
agreed with NYCC Highways and undertaken by the process and organisation deemed most appropriate.

Please explain whether there is any land or property linked to the project that a charge to secure the
investment can be made against. If required, would your organisation be willing and able to grant a
legal charge in favour of a third party?
As grant has been requested a charge against a property would not be required.
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Part F
Project Management Assessment
F1 Project management
Please explain why your organisation is best placed to deliver this project and how it fits with your
organisational strategy. (max 3,500 characters)
When the prison was closed, it being a publically owned asset, the Ministry of Justice decided to offer the site for
sale to public sector partners ahead of any attempt to sell it on the open market. Subsequently HDC expressed
interest and the MoJ agreed agreed to deal with the Council as a preferred bidder. In order to have a greater degree
of control over the development timetable, end use, economic impact and the quality of development the Council
purchased the site. As the local district council Hambleton is responsible, with other public sector partners, for the
social, economic and environmental wellbeing of the area as per the Local Government Act of 2000. It is also the
Planning Authority for the area.
Being the owner of the site, the body charged with the wellbeing of the area and the planning authority made the
Council the most appropriate body to take forward the redevelopment of the site. As the local authority it will be
incumbent on the Council to ensure it brings forward a scheme that is in the best interests of the town, that fully
respects the heritage of the site, maximises the economic impact of the development and achieves best value.
The development is an important part of the Council Plan 2015 – 19 where the Central Northallerton Redevelopment
is identified as a key project under the Council’s priority of Delivering Economic Growth. The project will also support
two key objectives in the Councils Economic Strategy 2014-2024 - to Drive Growth & to ensure our towns stay
vibrant and evolve to meet future challenges.
To ensure the development complements the needs of the town a masterplanning process was undertaken which
included consultation with the public and key stakeholders. Following this to ensure the development was
undertaken in a professional, commerically sound manner, the Council undertook a procurement process to select a
developer partner. Wykeland Group Ltd. were selected though this process having submitted a scheme which best
met the Councils aspirations.
CNDCL has been formed by agreement between HDC and Wykeland pairing the body responsible for the economic
well being of the area with the commercial and professional capabilities of developer with a sound track record of
delivering high quality developments.
We believe therefore that CNDCL is the most appropriate body to take forward this development.
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Please provide information about your project management and delivery arrangements. Detail
below the project team members and their role in delivering your proposal, together with details of
experience and track record in delivering similar investments.
Team Member
Details of role and previous experience in delivering a project of this type
CNDCL Directors
Dominic Gibbons

Wykeland Group Ltd Managing Director
https://www.linkedin.com/in/dominic-gibbons-69063929/

Jonathon Stubbs

Wykeland Group Ltd Head of Development

Dr Justin Ives

HDC Chief Executive

Cllr Peter Wilkinson
(Chairman)

HDC Deputy Leader

Development team
Tom Watson

Wykeland Group - Development Surveyor
https://www.linkedin.com/in/tomwatson82/

Carl Braim

Harris Partnership - Architect

Louise Parker

DMF Law - Senior Solicitor Corporate Legal - Commercial
https://www.linkedin.com/in/louise-parker-18832526/

Richard Hampshire

LHL Group - Quantity Surveyor & Contract Administrator
http://www.lhlgroup.co.uk/company/who-are-we/richard-hampshire/

Andrew Flounders

DMF Law - Partner Real Estate Legal - Propety
https://www.dwf.law/People/Find-a-lawyer/2017/A/Andrew-Flounders

Neil Read

Alan Wood & Partners - Structural Engineer
http://www.alanwood.co.uk/leadership-team

Emma Lancaster

Quod - Planning Consultant - http://www.quod.com/people/emma-lancaster

Tony Kirkby

Local Transport Projects - Transport Consultant
http://www.local-transport-projects.co.uk/team_members

Tom Cannon

Wykeland Group - Project Management

Andy Gilgunn

Wykeland Group - Architect
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Please describe the structure of the project management team and responsibilities within and outline
your strategy in the event of the loss of key personnel. (Append an organogram including partners
also highlighting any SLAs between partners)
Organogram of project structure appended at Appendix 4.
Both Wykeland Group Ltd. and HDC are sufficiently resourced that a loss of key personnel within CNDCL would be
managed within the existing resources of the partner organisations whilst new personnel were recruited should that
be required.
In respect of the consultant support team it is expected that these organisations would similarly manage personnel
losses internally but where this is not possible alternative support would be procured.

Please outline the track record of the organisation in delivering this type of project. (Have previous
projects been delivered to budget and time?)
The Council is experienced in delivery of publicly funded development projects involving a number parties or
stakeholders. It has undertaken the development of a number of managed workspaces (Springboard, Evolution,
Momentum, Lemming Bar Food Enterprise Centre) which have been delivered on time and to budget. The Council
has an ongoing programme of project delivery and delivers numerous projects of various scales each year.
Development Partner Wykeland has a 40 year track record of delivering commercial property developments - their
portfolio can be viewed at http://wykeland.co.uk/developments/ but include projects such as the Fruitmarket in Hull,
and Flemingate in Beverley.
Both organisations have been involved in the delivery of complex redevelopment projects that involve significant
Highways improvements. Both are used to working with highways teams to determine the most appropriate and cost
effective way to deliver improvements.

Please provide details of any external consultants/specialist advisers involved in the project and their
role.
Please see team breakdown for the full complement of advisors involved in the project moving forward. In getting
the project to this stage the following consultants have also been engaged:
Taylor Young - led on the development of the Central Northallerton Masterplan.
WSP/Mouchels have been engaged to determine the junction improvements required.
Trowers and Hamlin - providing legal advice and documentation to the Council for the competitive dialogue process
as well as developing the contracts and agreements required in establishing the Joint Venture Company (CNDCL).
D3 Consulting - Demolition Consultant - advised the Council on demolition, managed procurement of demolition
contractor, managed the demolition contractor and provided advice on the value of materials, archaeology and
specialist technical advice as CDM principle designer.
Urban Delivery - Development and Regeneration Consultant - providing analysis of business plans, financial viability
analysis, Argus Viability returns and advice on investment returns on behalf of the Council
Trident Building Consultants - evaluation of project costs
Gillespies - Connections Study - assessing the merits of the various pedestrian linkages between the High Street
and prison site, exploring appropriate design solutions for the enhancement of the most appropriate routes and
providing
18 cost estimates for the required work.

F2 Contract management
Please describe your contract management arrangements.
In respect of the LGF funding it is expected that a contract will be drawn up between the LEP and CNDCL
committing it to the delivery of the highways improvements and the redevelopment scheme according to plan and
on schedule. This will require monthly project reports and QS statements to be submitted in order for payments to
be triggered and released toward the costs of highways improvements.
The redevelopment will be governed and managed by a series of legal agreements between HDC and Wykeland
Group Ltd. in forming the Central Northallerton Development Company Ltd. (CNDCL). These are a Shareholders'
Agreement, a Development Agreement, a Conditional Sale & Purchase Agreement and a Development Services
Management Agreement
Entering into these agreements will commit the Council and the developer to deliver the agreed scheme for the
prison site. Under the terms of the Development Services Management Agreement Wykeland Group Ltd will act as
project manager to the CNDCL on procurement of contractors for the various elements of the development on the
prison site and the highways improvements. The best model for procuring the highways works will be agreed with
NYCC Highways and contractors will be selected in line with any procurement legislation as required.

F3 Performance management and evaluation
Please describe the project monitoring and reporting arrangements you have in place to ensure the
project will be delivered to budget and time.
A Development Services Management Agreement was entered into in forming CNDCL. This contains detailed
arrangements for management of the project delivery including:
- Developing and maintaining a rolling 3 year implementation plan - including annual plans for all phases of
development.
- Producing an annual business plan, including cashflows and budget forecasts with quarterly reviews and updates
- Monthly reports to CNDCL board on the progress of the business plan and implementation plan
The CNDCL board would also receive minutes of all relevant team meetings to enable close monitoring of project
delivery.

Please describe your change management arrangements.
In respect of the Councils functions this project is a key priority for the Council and has resources allocated to it
accordingly from a number of internal teams as well as external partners and stakeholders. Should there be any
movement in personnel during the project the Council is sufficiently resourced to ensure that the work programme
can be picked up by other members of the team whilst further personnel are recruited should that be required.
Wykeland Group Ltd are contractually bound to deliver the project with the Council now CNDCL is fully established
and the various legal agreements are in place. Accordingly they are required to manage any changes to their project
team. Problems are not anticipated with this as Wykeland Group Ltd. are similarly well resourced and would be able
to accommodate changes through utilising other personnel within the group.
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Please describe your risk management arrangements.
The risks associated with the delivery of the highways improvements and the development to date have been
logged and are regularly monitored by the CNDCL board to ensure appropriate actions are in place to mitigate risks.

Please describe how your project will be evaluated.
The project will be evaluated throughout the construction process to ensure the highways improvements are
delivered to the standard required by the North Yorkshire County Council as the local highways authority.
Similarly the site redevelopment will be evaluated throughout the construction process to ensure the scheme is
delivered to the required standard by the Hambleton District Council as the local planning authority and as a partner
in CNDCL ensuring both parties (HDC and Wykeland) comply with their obligations under the legal agreements
governing the CNDCL.
The delivery of jobs created will be monitored through engagement with contractors and tenants and asking for
reports on the number of jobs created.
Wider economic benefits such as a reduction in expenditure leakage will be able to be determined once the
development has been fully operational for a reasonable period of time. A retail centre study has recently been
conducted for the new local plan. A future study/ updated study one the development is fully occupied and well
established will enable evaluation of expenditure leakage reduction.

Please describe your contingency plans. If the project does not go ahead as planned, how will you
achieve the project objectives and outcomes?
If no funding is secured, the development is unlikely to proceed as the highways improvements that will be required
cannot be delivered. The improvements required can be prioritised and only the very essential elements, such as
junction improvements to increase network capacity, could seek alternative funding to increase chances of securing
investment and allow the development to proceed. Funding for lower priority elements, such as improving the links
between the High Street and the prison site, would also be sought but is likely to take a much longer period of time.
The economic benefits of the scheme and the potential of the High Street and prison site to work effectively
together are very much diluted without these improvements.
If prison site redevelopment viability is affected contingencies can be employed or there is the potential to switch to
a variant scheme which provides better returns but has less economic benefit.
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Please explain what the planned exit strategy for the project is.
The process for the prison re-development is:
- Competitive Dialogue process to procure developer partner - Completed
- Establish JVCo - Completed, CNDCL is now formed.
- CNDCL re-develops site
- New/converted space is let or sold
- Proceeds shared between CNDCL partners
- CNDCL ceases (timeline approx 3/4 years)
The other elements of the project HDC is leading on (demolition, archaeological investigations, connections, public
realm) are time limited projects. The council will assemble the required delivery teams, tender works where
necessary, manage contracts for delivery, ensure works done to spec, to budget and to time, close down project on
completion.

F4 Project timetable
Estimated project start
date

Estimated project
completion date

List the key steps and
milestones within the
project setting out
dates to be achieved
by. (Attach any project
plans/schedule of
works separately).
Please set out any
approvals that have
already been given or
are required and the
dates by which these
are anticipated (e.g.
planning permission)
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November 2017

November 2020

See attached project plan - Appendix 5

Planning Permission is programmed to be achieved by September/October 2018

Part G
Project Confidentiality
The information provided on this form will be considered by the York, North Yorkshire and East Riding
Local Enterprise Partnership (YNYERLEP) Board and may be shared with partner organisations in
reaching funding decisions. Summaries of bids may be provided on the YNYERLEP website.
Please tick here to confirm your agreement

✔



Otherwise please ensure that commercially sensitive and confidential information is clearly marked as
such in your project application.

Part H
Declaration
The proposal must be submitted by appropriately authorised persons in the organisation/company,
one of whom must be the person responsible for the finances of the organisation/company.
I confirm that the information contained in this proposal form is to the best of my knowledge
complete and accurate
Signature
Name

Justin Ives

Position

Director

Date

06/11/17

Signature
Name

Dominic Gibbons

Position

Director

Date

06/11/17
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Checklist
Information
Completed Business Case Form
Delivery/Implementation Plan inc. Schedule of Works
Market and/or Economic Impact Analysis
Options Analysis Report including Template A – Options Risk Assessment
Template B – Outputs Table
Value for Money Calculations and Evidence
Template C – Project Costs and Funding
3 Year Accounts of Organisation
Template D – Risk Register
State Aid Reports
Procurement Strategy
Project Management Team Organogram, CVs and any Service Level
Agreements
Planning Permission status:
•
Outline
•
Detailed / Reserved Matters
•
S106
Other Permissions / Agreements:
Eg
•
Network Rail Agreement for Rail Crossings
•
Environmental Permissions
•
Permissions From Owners of any Required Third-Party Land
•
Agreements with Highway Authority and / or Highways Agency to
Undertake Works to Highway

Enclosed
✔

✔
✔

✔
✔

✔
✔

✔
✔

✔

Details of Property/Land Involved in Scheme – Full Address
Former Female Wing, Central Northallerton Redevelopment (centered on the former HMP Northallerton site, East
Road, Northallerton, DL6 1NW).

Any other attached information – please list:-

Submit Form
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Risk
Funding availability
Improvements required to highways network
Improvement costs higher than anticipated
Unable to secure planning permission
Unable to secure listed building consent
Unknown site constraints / ground conditions
Commercial property market deterioration
Partner/contractor solvency
Project management/governance issues
Development Benefits to town not realised
Competes with town centre
Reputational Risk to HDC
Heritage of site not respected/conserved/enhanced
Site is a financial liabilty

Total

Do Nothing Undertake Highways improvements
Option1
Option2
0
0
0
0
0
0
0
0
0
5
0
5
5
5

5
5
2
4
4
1
4
3
3
1
3
4
4
1

0

0
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Project Outputs By Year
Outputs
New Direct Jobs Created (fte)
New Indirect Jobs Created (fte)
Jobs Safeguarded
Private Sector Leverage (£)
Hectares Land Developed (Ha)
Industrial/Commercial Floorspace Created (sqm)
Refurbished Buildings Floorspace Refurbished (sqm
New Roads Built (km)
Increase in GVA to Local Economy (£)
[Inser other outputs as required]

2015/16

2016/17

0
0
0
£0
0
0
0
0
£0
0

0
0
0
£0
0
0
0
0
£0
0

2017/18

2018/19

2019/20

2020/21

2021/22

2022/23

2023/24

64
0
154
94
0
0
0
0
0
£358,408 £2,561,842 £8,735,984
0
1
1
0
2,545
3,233
0
0
1,283
0
0
0
£0
£0
£0
0
0
0

79
0
0
£0
0
0
0
0
£0
0

0
0
0
£0
0
0
0
0
£0
0

0
0
0
£0
0
0
0
0
£0
0

0
0
0
£0
0
0
0
0
£0
0

Future
Years

Total

0
297
0
94
0
0
£0 £11,656,234
0
2
0
5,778
0
1,283
0
0
£0
£0
0
0

Total Project Funding By Source
Funder

Funding
Confirmed

Hambleton District Council
Central Northallerton Development Co. Ltd
LEP

Total

2017/18

2018/19

2019/20

Yes £2,483,000
Yes
£320,367
No

£2,293,744 £9,480,661
£2,520,659

£2,803,367

£4,814,403 £9,480,661

Future
Years

2020/21

Total
Contributions
£2,483,000
£12,094,772
£2,520,659

£0

£0

£0

£17,098,431

Future
Years

Total

Total Project Funding By Expenditure Type
Expenditure Type

2017/18

Site purchase and tax
Wider site construction
Highways Improvements

£2,483,000
£320,367

Total

£2,803,367

2018/19

2019/20

2020/21

£2,483,000
£12,094,772
£2,520,659

£2,293,744 £9,480,661
£2,520,659

£4,814,403 £9,480,661

£0

£0

£0

£17,098,431

Engage with potential occupiers at an early stage and negotiate
agreements - some discussions are now at heads of terms
levels.

i

8
L (2)
I (4)

CNDCL

9
Likelihood (3)
Impact (3)

Ensure occupiers are aware of the importance of design and
seek to limit impact

i

6
L (2)
I (3)

CNCDL

12
Likelihood (3)
Impact (4)

Project costs have developed by NYCC HIghways and Gillespies
and have been been based on extensive knowledge of similar
projects. Adequate contingencies and optimism bias have been
inlcuded in project costs to ensure schemes come in within
budget.

i

8
L (2)
I (4)

CNDCL

Failure to accurately identify build costs mean that the
developer does not achieve sufficient value to proceed
beyond phase 1 placing at risk associated future
regeneration outputs

12
Likelihood (3)
Impact (4)

Scheme costed and robust viability and appraisal undertaken by
experienced construction consultants (LHL Group) on behalf of
development company (Wykeland) both with proven track
record. Accurate costings are essential to Wykelands
development finance process and therefore likely to be
achieved. Appraisal last undertaken on 3rd Jan 2017

i

8
L (2)
I (4)

CNDCL

Financial Risk: Site
Abnormals

Site abnormals or other risk items increase the
development costs

9
Likelihood (3)
Impact (3)

Site surveys and ground investigations have been undertaken.
Design will also help ensure all major costs risks are managed

CNDCL

Financial Risk:
Changes in
construction/contracter
Market
Planning Risk: Unable
to secure planning
permission

Unexpected increases in the cost of contracting,
materials and labour lead etc leads to higher build costs.

4
Likelihood (2)
Impact (2)

4
L (2)
I (2)

CNDCL

The scheme does not gain planning consent and is unable
to proceed

15
Likelihood (3)
Impact (5)

The figures quoted for the highways improvements include a
contingency and an optimism bias to ensure that any
unexpected increases in costs can be contained within the
budget figures.
Extensive consultation was undertaken at the masterplanning
stage with the community and key stakeholders. The resultant
masterplan was adopted as informal planning guidance. In
working with the Council through the competitive dialogue
process the scheme as submitted by Wykeland is broadly in line
with the masterplan principles. Other stakeholders such as the
Highways Authority have been involved in this process, are
aware of the proposals and have not raised objections. The
scheme is threfore very likely to gain planning consent.

i
n
i

6
L (2)
I (3)

10
L (2)
I (5)

CNDCL

CNDCL

12
Likelihood (3)
Impact (4)

Funding is being sought from the Local Growth Fund.
Requested grant support would mitigate the risk and enable
delivery of a project that deliveres maximum economic impact
for the town.

2

Financial risk: Failure
to secure pre-lets

Failure to secure pre-lets tenancy agreements for anchor
tennats leads to delays in moving the project forward.

12
Likelihood (3)
Impact (4)

3

Financial Risk: Design Compromises to the design, uses and layout result in an
unacceptable scheme and the projects stalls, leading to a
compromises result in
protracted development schedule with associated cost
unacceptable scheme
implications.

4

Failure to accurately identify highways improvements
Financial Risk:
Highways improvement leads to project cost overuns
costs are higher than
anticipated due to
innaccurate costing or
unexpected expenditure.

5

Financial Risk: Build
costs are higher than
anticipated due to
innaccurate costing

6

7

12
Likelihood (3)
Impact (4)

In the development of the submitted proposals Wykeland have
consulted with Heritage England and the Councils Conservation
Officer to ensure the restoration and enhancement of the listed
buildings is acceptable. Other elements of the scheme that do
not impact the listed building could proceed but it is likely that
the overall viability of the scheme would be compromised.

i

8
L (2)
I (4)

Construction delays by the principal contractor result in an
inability to complete the project on time with associated
penalty costs

6
Likelihood (2)
Impact (3)

Undertake full due dilligence of contractor prior to appointment.
Ensure Liquidated and Ascertained Damages match developer
finanicial penalties.

CNDCL

Contractor liquidity or solvency issues cause the
development to stall, resulting in an inability to meet
maturing financial obligations.

8
Likelihood (2)
Impact (4)

Undertake full due dilligence of contractor prior to appointment.

4
L (1)
I (4)

CNDCL

8
Likelihood (2)
Impact (4)

Close monitoring of CNDCL resources and finances will be
maintained for the life of the project

4
L (1)
I (4)

CNDCL

6
Likelihood (2)
Impact (3)

The Council and Wykeland will have enter into a series of
agreements related to the develivery of the development,
formally establishing relationships, roles and responsibilities.

n
i
i
i

6
L (2)
I (3)

3
L (1)
I (3)

CNDCL

Failure of CNDCL to meet compliance and statutory
Management Risk:
Failure to meet statutory obligations delays construction, potentially making the
project unviable
obligations

6
Likelihood (2)
Impact (3)

Monitor and report on all statutory obligations as and when they
arise.

CNDCL
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Important archealogical discoveries result in significant
Financial Risk:
Significant arcaeological delays to the start of construction and protracted
completion schedule, with associated cost implications
finds

9
Likelihood (3)
Impact (3)

First stage of archaeological works on southern and of the site
are complete and no finds of significance sufficient to cause
project delays were encountered. Second stage of the dig on the
northern end of the site is scheduled for Spring but this phase of
the development is in later stages of the project so significant
archaeological finds shoudl not impact on development
programme.

i
i

3
L (1)
I (3)
6
L (2)
I (3)

CNDCL

16

Health & Safety Risk:
workplace incidents

8
Likelihood (2)
Impact (4)

Ensure a high quality, competent contractor with a good track
record is appointed. Ensure that all required health and safety
procedure are put in place.

i

4
L (1)
I (4)

CNDCL

9

Planning Risk: Unable The scheme does not gain listed building consent and is
to secure listed building unable to proceed
consent

10

Construction Risk:
Construction delays

11

Construction Risk:
Contractor Liquidity

12

Financial Risk: CNDCL CNDCL liquidity or solvency issues lead to delays,
resulting in an inability to meet construction deadlines and
Liquidity
maturing financial obligations

13

Management risk:
issues arise in the
management and
governance of the
project

14

Failure of CNDCL to operate efficiently, delays
construction leading to a protracted development
programme and additional unexpected costs

Contractor fails to meet health & safety standards
resulting in workplace death or injury, leading to site
closure and protracted development schedule with
associated reputational and cost implications.
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CNDCL

Financial risk: Project The preferred project is unviable as costs of the
improvemetns to the highways network that are required
fails to secure LGF
reduce CNDCL returns to an unaccetable level
funding to support
highways improvements
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n

12
L (3)
I (4)

1
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