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Executive summary

This executive summary provides a précis of a report prepared at the end of a feasibility
study to consider options for the retention, repair and economic redevelopment of the grade
2 listed former Library on St Domingo Road in Everton, Liverpool and associated potential
development sites. The study has been commissioned by Liverpool City Council and
undertaken by Heritage Works Buildings Preservation Trust, working with a design team
comprising Purcell Miller Tritton architects, 2020 Liverpool structural and building services
engineers, Appleyard and Trew Quantity Surveyors and Keppie Massie Chartered
Surveyors.

The headings and primary numbering of the paragraphs in this summary relate to the
chapters in the options appraisal study report. It is intended that the summary may be read
as a ‘standalone’ document, or as an introduction to ‘signpost’ readers to the report chapters
that are of most relevance to them.

As this is a draft report only at this stage, the executive summary may be used for client and
stakeholder consultation. In due course it may be appropriate to publish the final version on
publicly accessible websites.

For a more detailed summary of the conclusions and recommendations of the study report,
please refer to chapter 17.

Introduction ‘
The purpose of the study was to explore the costs of =%
repairing and converting the former Library building,
the potential end value of the development and the
means of bridging the likely ‘conservation deficit’ that
might ensue. The brief provided by Liverpool City
Council (Appendix L) suggested that two adjacent
vacant sites might be suitable for new build
development to provide cross-subsidy for the Library
scheme, but acknowledged that to make the project
viable it might also be necessary to exploit public and
private funding sources, to be identified. As required
by the brief, the study considered a range of end uses
within the context of the local market, including private
/ commercial and not-for-profit development options.

The introductory chapter of the report sets out the purpose of the study, the parties involved
(client, consultants and stakeholder consultees) and the study limitations. The limitations
have included time constraints. The three-month study timeframe, whilst adequate for an
architectural assessment of the feasibility of repairing and converting the Library, has been
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insufficient for detailed consultation with interest parties and did not allow for an open public
consultation exercise.

This chapter of the report also acknowledges the assistance of council officers, stakeholders
and local community representatives (including one of the ward councillors) in providing
background information and contributions to the study.

Location, description, ownership and current use

The former Library is situated in the Everton district of Liverpool, less than a mile north of the
City Centre. It is located on St Domingo Road (the A5050), in the acute angle formed by its
junction with Beacon Lane. The Library is directly opposite the Georgian ‘iron church’ of St
George, in a small community ‘hub’ that also comprises the Beacon Church of England
Primary and Nursery School and the Mere Bank public house.

Front elevation from south; entrance porch; turret

The Everton Library is a grade 2 listed late Victorian building, built in an eclectic Jacobean /
Arts & Crafts style. It is triangular in plan on account of its site between two roads, with an
octagonal turret at the southern apex. The turret is topped with a stubby lead-covered spire.

The building has three stories of accommodation: the principal Reading Rooms were located
on the elevated ground floor; Technical Workshops occupied the lower ground floor (semi-
basement), and classrooms were situated on the first floor at the north end of the building.
As the Reading Rooms and the ‘Technical School’ operated separately, there are two
entrances to the building and very limited connection between the parts internally. Neither
entrance is accessible for disabled people, due to steps, and there is no lift within the
building.

The Reading Room is a double-height volume with a barrel-vaulted glass lay-light ceiling.
The Lending Library in the centre of the building has a first floor mezzanine gallery with iron
railings and is also top-lit with glazed lay-lights. The Boys’ Reading Room has now been
subdivided but was originally a double-aspect room, again with high ceiling and attractive
internal features.

The Library and the two adjacent sites are in the ownership of Liverpool City Council. Library
services moved out of the building to new premises in 1999 and the building has been vacant
for most of the last decade. Upon closure of the Library the building provided temporary
accommodation for the Breckfield and North Everton Neighbourhood Council prior to the
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establishment of bespoke accommodation on Breckfield Road North. The Library building is
currently managed in a stable condition by 2020 Liverpool on behalf of the City Council.

History of the Everton area: development, declin e and regeneration

The village of Everton has existed for over 400 years. Its elevated position commands a
good view of the Mersey, and was the site of a warning beacon in the sixteenth century.
Beacon Hill later became the strategic base of the Royalist Prince Rupert in the Civil War,
and the site of a semaphore station in the Napoleonic Wars. Everton became very popular
with the wealthy merchants of the city who built elegant villas with large gardens in the
eighteenth and early nineteenth centuries.

Everton retained its rural aspect into the nineteenth century but in 1835 it was brought into
the boundaries of the Borough of Liverpool. Over the next sixty years the area experienced
significant development, with row upon row of densely packed terraced housing for working
class families. Most worked in the Liverpool docks, and they included a significant immigrant
Irish population.  Schools, churches and public houses accompanied the residential
development.

By the mid twentieth century much of the terraced housing was regarded as substandard and
Everton experienced the mass clearance and the ambitious medium- and high-rise social
housing experiments seen in most industrial cities of the UK at that time.

Unfortunately the new social housing of the 1960s was soon found to bring its own problems
and these were combined with wide economic decline, population decline, labour unrest,
mass unemployment and social deprivation. Since the 1980s Everton has seen a significant
public investment in regeneration initiatives and the present North Liverpool Development
Plan / Economic Action Plan seeks to integrate programmes tackling housing, economy and
employment, education and training, access and environment, and health, consumer
services and retail.

The regeneration activity has however led to the vacancy of Everton Library and the
provision of new build accommodation for many of the community services that might
appropriately be co-located here.

The history and importance of the Everton Librar vy building

Everton Library is an important part of the history of Liverpool's public library service, of
which the Council should be duly proud. Liverpool was amongst the first UK cities to
construct public libraries for the free use of citizens, with the William Brown Library and
Museum opening in 1860. Branch libraries in Corporation Schools were established in North
and South Liverpool in the 1850s and provided books for home reading. The Great Nelson
Street Reading Rooms, provided in 1855 to replace the oversubscribed North Liverpool
facility, themselves became inadequate (and too far from the growing centres of working
class population) within decades, leading to the City Corporation’s decision to develop a
purpose-built Library in Everton in the 1890s.
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Everton Library and Main Reading Room, ¢ 1903

Everton Library was designed by Thomas Shelmerdine, the Corporation’s prolific Architect
and Surveyor, and opened in 1896. Its purpose was to provide teaching accommodation for
"artisans and mechanics’ who wished to attend ‘self-improvement’ classes outside their hours
of work, in addition Reading Rooms and a Lending Library for men, women and boys, with
over 25,000 books.

The Library continued to provide services right though the twentieth century (although the
Technical Rooms on the lower ground floor had become book stores by the 1950s), until
being relocated to modern accommodation in 1999. The building was then converted to
provide temporary accommodation for the Breckfield and North Everton Neighbourhood
Council and associated support organisations, with small office units being created within the
main Reading Room. It has however been vacant for most of the last decade.

The significance of Everton Library is recognised by its statutory listing (grade 2). The
‘heritage merit’ of the building derives not just from its architecture however but from its role
in the development of public lending libraries. The most ‘significant’ elements of the building
are the Reading Rooms, but the Technical Workshops have also played an important role in
the past and this should be explained and made more apparent. There are also a number of
memoarial plaques on the building, which are of local interest.

The Library is also important as a local landmark — a ‘place marker’ for the former community
‘hub’ on St Domingo Road. Its spire is very visible from many locations. Its founders
intended that it should be a ‘beacon of learning’ and it is still a ‘beacon’ for the area.

The Library will be of social importance for many people in Liverpool. It will have had an
influence on the lives of individuals in the community, as a place of learning, information,
support, and a refuge of peace and quiet. An oral history project would reveal the
importance to people in the community — its impact on their personal development, and the
effect of the relocation of library services away from the building.

The planning and regeneration context

This chapter describes the national, regional and local planning and regeneration framework
within which proposals for Everton Library will be considered. The chapter has been written
with considerable contributions from City Council conservation and regeneration officers.

The primary planning policy is enshrined in the Planning (Listed Buildings and Conservation
Areas) Act 1990, which seeks to preserve listed buildings, their features and setting.
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Guidance for the conservation and adaptation of listed buildings is provided in Planning
Policy Guidance note 15, ‘Planning and the Historic Environment’, 1994.

The regeneration strategy for Everton stems from the Regional Spatial Strategy for the North
West, with its focus on sustainable development, and from the local North Liverpool
Development plan / Economic Action Plan. Regeneration initiatives are also described in
chapter 4.

The problems and why the buildings are at risk

There are many reasons why historic buildings become ‘at risk’, be that a risk of loss of
character though irreversible change (generally in times of economic buoyancy) or a risk of
total loss through dereliction and demolition (again often through economic pressure, in
boom times or recession). At Everton Library the following issues may be factors:
Lack of adaptability for new use due to internal configuration
Location and access, as the focus of community provisions in Everton has shifted to
Breck Road and Scotland Road / Great Homer Street
Market failure with associated loss of local population over several decades
Planning constraints such as listed building status and perceived additional costs of
development of a protected building
Owner’s capacity to take forward a regeneration scheme, with the need to identify a
development partner who can deliver a project in what has always been a marginal
development area, now greatly worsened by the global economic crisis and deepening
UK recession
Community attitudes: Whilst it is understood that the Library is held in great affection by
members of the community, expectations that the building remains as a public building
may be unrealistic and disagreements about the use of the building may actually thwart
development

Conservation philosophy and architectural approa ch

This chapter introduces Heritage Works’ approach to the conservation and re-use of historic
buildings, which is underpinned by the principles of establishing, protecting and interpreting
‘heritage significance’. The Trust’'s Conservation Philosophy is provided at Appendix D of the
report.

The project team’s philosophy for this project has been to find the means to protect and
promote the heritage significance of the listed Library building whilst ensuring that it
contributes to wider regeneration aspirations through a sustainable new use.

The team’s priority is to put the building back into a robust condition, to ensure that the
external envelope and all structural elements perform correctly and reinstate historic finishes
and features that have been lost through alterations or well-intentioned but misguided
‘improvements’.

Proposals for new uses should then reveal, enhance and exploit the most significant
elements, which in this case have been identified as the main Reading Room and the Boys’
Reading Room. The team believes that the original ‘multi-functioning’ of the building is
important and that both main entrances should continue to be used. It is critical however to
address the lack of disabled access, to simplify the circulation and reduce the perceived
‘complexity’ of the internal configuration.
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Although the building has been presented with two adjacent sites suitable for cross-subsiding
development, the team considers that it would be better to use the land for development that
complements the Library, enhances its facilities and increases the ‘critical mass’ of the
project, rather than seeing it sold off for housing that may or may not contribute to the overall
‘value’ of the development.

The design team is of the view that although the Library is listed, the building is not so
significant as to be incapable of alterations that will increase its environmental performance
and thus make it more attractive to the market in years to come.

Condition and emergency repairs required; associ ated costs

The Library building has been vacant for about ten years. Despite this, its condition is fair
and there are no requirements for urgent repairs." A programme of internal clearance and
more regular cleaning of gutters and rainwater outlets is however recommended.

The principal areas of concern relate to the ingress of moisture, which has caused localised
dry rot, timber infestation, corrosion of ironwork within structural concrete floors and damp in
the basements.

Rainwater goods in need of replacement; damp problems caused by modern plaster finishes; damp
penetration through blocked basement window

There is a need for localised re-pointing and some masonry repairs. It will be necessary to
overhaul the windows and in doing so it is recommended that double-glazed units are
introduced, using external cylinder glass.

Inappropriate modern internal finishes (Carlite wall and ceiling plaster) should be removed
and the building allowed to dry out before reinstating breathable lime plasters. Internal
joinery should be repaired where possible or reinstated like-for-like.

There is a requirement to renew most of the services infrastructure in the building, taking the
opportunity to upgrade the heating installation to meet modern standards of environmental
performance.

! Since completing this study in April 2009, the building has suffered two attacks of vandalism, leading to a
requirement for urgent works to replace stripped lead and copper.
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The team has put forward a package of mothballing works, with a total construction cost of
approximately £75,000, which should be implemented if it is likely that the building will
continue to be vacant for two years or more.

The total construction cost of repairing and reinstating the building to its original condition is
estimated to be approximately £2.875 million. If the building is converted to one of the
options described later in the report, the repair cost is reduced to around £1.175 million.

Market analysis
Market advice has been provided by Keppie Massie Chartered Surveyors; stakeholder
consultation has been undertaken by Heritage Works.

The design team has considered three end use sectors: residential, commercial and
community.

Residential accommodation has been considered within the context of the very limited
private market in Everton over many decades and the perceived over-provision of social
housing. Whilst architecturally there may be the potential to convert the library building into
quirky loft style apartments for sale, there is unlikely to be much demand for these. Any
social housing provision will have to have an identified market.

The building may lend itself to a supported housing scheme but the end user market will
need to be demonstrated. It would appear that there is adequate provision for elderly people
in Everton, for example, but consultation with the Homeground hostel on Scotland Road and
the Powerhouse foyer on the edge of Toxteth suggests that there is a need for specialist
accommodation and support services for vulnerably housed young people.

Commercial (office and retail) space has to be seen in the light of the current and
forthcoming provisions at the new district centres on Breck Road and Great Homer Street.
Project Jennifer is likely to satisfy all demand for commercial space in the locality.

The best use for a historic building is often the one for which it was originally developed and
there is no doubt that Everton Library would make an excellent ‘public building’. Many of the
community uses that the team has considered have however been met in new development
in the Everton area over the last ten years: accommodation for the Breckfield and North
Everton Neighbourhood Council, a health centre with surgery and pharmacy, educational
uses, after school clubs and youth provisions and cultural uses / performance spaces.

There is interest in the use of the building for community sports and healthy-living facilities by
the Red Triangle Amateur Boxing Club, which currently rents space in secondary
accommodation in the Albion, across the road from the library.

There may be synergies with proposed developments at Everton Park, which may bring
increased visitor numbers to the Everton Library area, with demand for public (e.g. heritage)
information and catering facilities.

There is a need for further stakeholder and community consultation to determine demand for
each of the options explored in this study.
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Options for reuse and principal alterations req uired

The design team’s proposals have been informed by an understanding of the history and
architectural configuration of the building, with the spaces created being dictated by the
original form of the structure. The philosophy described in chapter 8 has led to the
development of design solutions that protect the most significant parts of the building whilst
also addressing the issues of access and internal circulation.

Four main ‘interventions’ are proposed, irrespective of the end use, to address identified

problems:

i. Provision of a platform lift at the main entrance (west elevation), adjacent to the
existing steps

ii. Alterations to the staircase in the turret at ground floor level, to provide a route to a
new lift at the south end, serving the lower ground floor

iii. Introduction of a new staircase and ‘vertical core’ in the middle of the building, serving
all floors. This can be provided either within an enlarged foyer space at the main
entrance, or within the main Reading Room.

iv. A small extension along the north elevation of the building, again providing vertical
circulation to all floors and a new entrance from the site (car park) adjacent.

The market assessment and stakeholder consultation has led to the identification of the
following options:

Option 1la — retention of the building in its unrepaired state (mothballing scheme)

Option 2a — office use with the lower floor being used as a gym / sports club facilities
Option 2b — offices throughout the whole building

Option 3a — residential (bed-sits) with lower floor gym / sports club facilities
Option 3b — residential (bed-sits) with lower floor offices
Option 3c — Loft style apartments with lower floor offices

Drawings of each of these options are provided at the end of chapter 11. Existing floor plans
are also provided.

The office options, 2a and 2b, show a range of sizes of offices on the ground and first floors,
with new units in an extension on the roof terrace, which affords wonderful views and also
facilitates connection of the former Classrooms at the south end of the building.

A central atrium reception area in the former lending library gives access to a staircase and
lift that serves all floors.

In option 2a, the lower ground floor is converted into a gym or accommodation for a
community sports club, which could be separately accessed from the turret entrance at the
south of the building, as well as from the car park to the north.

In option 2b the ground floor reception area gives access down to the lower ground floor to
further office suites.
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The residential options may also be ‘matched’ with either sports club or office use on the
lower ground floor. In the case of the supported social housing schemes, eleven small bed-
sits or one-bedroom flats are arranged along the east edge of the building, taking advantage
of the many small windows of the original building, the mezzanine level in the former lending
library and the views from accommaodation built on the roof terrace. The Reading Rooms are
developed as communal spaces, with the vertical circulation (stairs and lifts) being punched
through the main Reading Room, which then also doubles as a cafeteria or games room.
The Boys’ Reading Room is a lounge, games rooms or training facility (and this may be open
to the general public depending on management arrangements).

Options 3a and 3b were developed prior to consultation and Heritage Works’ site visit to the
Powerhouse. This precedent suggests that if the Library is developed as a youth foyer the
residential units could be more compact and there is unlikely to be a need for a manager’s
apartment, so more bed-sit units could be provided. There is a greater requirement for
supported accommodation and social spaces however, so it is probable that the lower
ground floor accommodation would be needed for the foyer.

Option 3c provides much larger residential units, including ‘duplex’ apartments taking
advantage of the two-storey lending library / mezzanine.

If the Library is developed as a foyer, the adjoining site A would provide space for the
construction of new build residential units to increase the critical mass of the scheme, for the
same level of communal space and support provisions. Two alternative layouts are
indicated, both providing 66 residential units in three-storey buildings, with landscaping and
car parking. One shows one-bedroom flats in an enclosed environment, with access from a
central atrium space. The alternative shows smaller bed-sit units arranged facing a
residents’ garden. Both schemes assume that the Library provides all administrative and
social functions, with bed-sits for the most vulnerable and newer residents; the new build
development then offers ‘move-on’ space as residents gain confidence and independence.

Project costs

Appleyard and Trew Quantity Surveyors have prepared indicative costs for each of the
options described in chapter 11 against an outline specification, based on a combination of
quantified works / rates and cost per square metre allowances. The figures in table 12a
below relate to construction costs only. These include contractor’s preliminaries, profit and a
contingency allowance (15% contingency for repair costs, 10% contingency for new build).
Please see Appendix G for the budget estimate report.

The figures in the table exclude the mothballing costs described in chapter 9, and also
professional fees, VAT, surveys and statutory fees and other non-construction costs.

Table 12a: Construction costs

| Option la | | Option 1b | | Option 2a | | Option 2b | | Option 3a | | Option 3b | | Option 3c

. Basement Basement Basement Basement Basement
Full repair ) )
. . gyms / and upper gyms / offices / offices /
Mothballing without
conversion | |UPPEr floors floors upper floors| [upper floors| |Upper floors
offices offices bed-sits bed-sits lofts
|Repairs 75,000 2,875,000 1,700,000 1,700,000 1,700,000 1,700,000 1,700,000
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Basement: gyms or offices 360,000 370,000 360,000 370,000 370,000
Upper floors (offices / resi) 530,000 530,000 640,000 640,000 690,000
North elevation extension 250,000 250,000 250,000 250,000 250,000 250,000
Roof top extn (offices / resi) 300,000 300,000 330,000 330,000 330,000
New build resi units 3,260,000 3,260,000

Car park & landscaping 140,000 140,000 140,000 240,000 240,000 140,000
Construction cost £75,000 | £3,265,000 | £3,280,000 | £3,290,000 | £6,780,000 | £6,790,000 | £3,480,000

12.3

12.4

12.5

Table 12b: Project costs including construction cos

Chapter 12 describes the non-construction costs that must be added to the figures above to
provide the total project costs. These include items such as design team fees, specialist
survey costs, statutory fees and VAT. Inflation and project financing costs should also be
added, but these cannot be estimated at the present time, as there is no firm development
programme for the project. It is assumed that the City Council will wish to dispose of the
Library building and the adjacent site(s) on a long lease to facilitate the development, and an
estimated acquisition price for the lease is discussed.

Developer's profit is also covered in this chapter. If the project is implemented by a
commercial developer, a profit in the order of 20% on all costs would be expected. If the
project is undertaken by a not-for-profit organisation such as a Building Preservation Trust or
housing association, no profit is required (but may be desirable), and instead a project
management fee of around 5% of contract sum should be added to the project costs.

The total project costs of each of the options, at present day rates and before profit, are
shown in the table below:

ts, fees and acquisition costs

| Option la | | Option 1b | | Option 2a | | Option 2b | | Option 3a | | Option 3b | | Option 3c

Full repair Basement Basement Basement Bas_ement Bas_ement
Mothballing o gyms / and upper gyms / offices / offices /
conversion | [UPPer floors floors upper floors| |upper floors| |upper floors
offices offices bed-sits bed-sits lofts

Construction cost

£75,000 | £3,265,000 | £3,280,000 | £3,290,000 | £6,780,000 | £6,790,000 | £3,480,000)

Prof fees at 20% 11,2501 653,000 656,000 658,000 | 1,356,000 | 1,358,000 694,000
Statutory fees 0 20,000 20,000 20,000 50,000 50,000 20,000
Total fees £11,250| | £673,000 | £676,000 | £678,000 | £1,406,000 | £1,408,000 | £716,000
IAcquisition cost | « | 65000 | 65000 | 65000 | 265000 | 265000 | 65,000

|Grand total

£86,250 | £4,003,000 | £4,021,000 | £4,033,000 | £8,451,000 | £8,463,000 | £4,261,000

* Professional fees for mothballing scheme included at 15%
** No acquisition cost included for mothballing scheme, as the building will be retained by the City Council

12.6 When developer’s profit at 20% of all costs is included, the total project cost of option 2b
becomes £4,839,600 and the cost of option 3c, the private residential development, becomes

£5,098,800.
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When a not-for-profit management fee of 5% of contract sum is applied. The total cost of
option 2b is £4,197,500. Option 3a, a social housing scheme with sports facilities and new
build accommodation on site A, has a cost of £8,590,000.

Keppie Massie Chartered Surveyors have provided indicative current day valuations for the
existing Library building in mothballed condition, for the potential development sites A and B,
The valuation report is included at

The commercial options have been valued using a rental figure of £7.50 per square foot for
the office space and £5 per square foot for the lower ground floor sports accommodation.

The residential accommodation has been valued at £33,000 per bed-sit in the social housing
schemes; £50,000 per unit for the one-bedroom lofts and £75,000 for the two-bedroom lofts.
These values do seem extremely low, for example by comparison to the Urban Splash
apartments in the Collegiate development on Shaw Street, but this is on account of the
The Collegiate is within walking distance of the city centre, and has attracted
Everton is seen as a very marginal area for private

13.  Valuations
13.1
and for the end value of each of the design options.
Appendix F.
13.2
13.3
location.
graduates and young professionals.
sector residential development at present.
134

These figures give rise to current day end values for the office option 2b of £915,000 and for
the private residential scheme 3c of £855,000, as shown in the table below:

Table 13a: End use values for each option

| Option la | | Option 2a | | Option 2b | | Option 3a | | Option 3b | | Option 3c

Basement Basement Basement Basement Basement
. gyms / upper offices / offices /
Mothballing | |[gyms / upper| | and upper
) X floors bed- upper floors | | upper floors
floors offices| |floors offices ; .
sits bed-sits lofts

Mothballed building 65,000
Basement: gyms 120,000 120,000
Basement: offices 130,000 130,000 130,000
Upper floors: offices 510,000 510,000
Upper floors: bedsits 330,000 330,000
Upper floors: loft apartments 450,000
Site A: land value exc car park 200,000 200,000 200,000
Site A: new build resi units (bed-sits) 2,230,800 2,230,800 200,000
Site B: for 3 townhouses 75,000 75,000 75,000 75,000 75,000 75,000
Total end value £340,000 £905,000 £915,000| | £2,755,800| | £2,765,800 £855,000
14.  Financial analysis and viability; grant funding sources

141

The project costs outlined in chapter 12 and the values discussed in chapter 13 have

facilitated a simplistic development appraisal to determine the conservation deficit inherent in
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each option. As explained above, no provision has been made for inflation or finance costs,
for void periods or time to achieve full occupancy at this stage.

Table 14a: Indicative development appraisal (table

abridged)

| Option la | | Option 2a | | Option 2b | | Option 3a | | Option 3b | | Option 3c

Basement Basement Basement Basement Basement
. gyms / upper offices / offices /
Mothballing | |gyms / upper| | and upper
) . floors bed- upper floors | | upper floors
floors offices| |floors offices . .
sits bed-sits lofts

Costs
[Total costs (private sector) £4,825,200 | £4,839,600 | £10,141,200) | £10,155,600 £5,113,200
[Total costs (not-for-profit sector) £93,750 £4,185,000 £4,197,500 £8,790,000 £8,802,500 £4,435,000
Values
[Total end value | | | | £905,000 | £915000 | £2,755,800 | £2,765,800 | £855,000
Profit / deficit
End value less total cost -11,250 -3,116,000 -3,118,000 -5,695,200 -5,697,200 -3,406,000
Deficit (inc private sector profit) -3,920,200 -3,924,600 -7,385,400 -7,389,800 -4,258,200
Deficit (inc non-for-profit fees) -18,750 -3,280,000 -3,282,500 -6,034,200 -6,036,700 -3,580,000

NB The appraisal for the mothballing scheme assumes that the project will be undertaken by the City Council, managed
by an agent, with the costs offset by the sale proceeds from site B. The building will not be sold and there is therefore no
‘development’ as such. The ‘bottom line’ deficit of £18,750 therefore indicates the net cost to be met from LCC funding.

The figures in table 14a show that none of the schemes is financially viable without subsidy,
with deficits ranging from a little over £3 million to almost £6 million, even before any ‘profit
It should be noted, however, that the deficit cannot all be
attributed to the conservation aspects of the project: the basic construction cost of the 66
new build residential units on site A in option 3a/b exceeds their end value by over £1 million,

Chapter 14 introduces a wide range of funding sources that may be able to make a capital
Funding is always predicated on meeting the
objectives of the funder, which generally derive from the end use. There are very few
sources that provide grant for the repair of a historic building per se. The nature of the
applicant body is also important, as in the majority of cases funders will not provide grant to

The most likely ‘heritage’ grant sources are the Heritage Lottery Fund (HLF) and charitable
trusts such as the Pilgrim Trust or Monument Trust. An HLF grant award of between
£350,000 and £2,500,000 might be possible, if the scheme is deemed to be a priority project
within the City, for the Council and for other funding partners.

14.2
margin’ is taken into account.
for example.
14.3
contribution to the Everton Library project.
contribute to private sector profit.
14.4
14.5

Charitable trusts with particular current interest in foyer type developments include the
Fisherbeck Charitable Trust and Percy Bilton Trust. Charitable trust grants are generally
very small (£5,000 to £25,000), but a cocktail of funding awards could provide over £250,000
in total.
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14.6

14.7

14.8

14.9

14.10

15
15.1

15.2

15.3

154

15.5

The Architectural Heritage Fund does not provide capital grants but is a possible source of
working capital finance for the project.

The principal Government funding source for social housing projects is the Homes and
Communities Agency, which may be able to make a capital grant contribution, of the order
of £25,000 to £40,000 for each residential unit created.

North West Regional Development Agency  funding will only flow into the project if it
scores highly against key themes in the Regional Economic Strategy (RES) and lies within a
priority area for Liverpool Vision , the sub-regional partnership with responsibility for delivery
of the RES actions in Liverpool. It is possible that a good case can be made for financial
support for either the workspace or foyer options, under the ‘people and jobs’, ‘quality of life’,
‘community’ and ‘sustainability’ agendas for these agencies, if the current geographical
priority within North Liverpool shifts east from the North Dock area. If the project can be
supported, grant levels are potentially very significant (in excess of £500,000).

More research is required to identify whether the project would be eligible for European
Social Fund support, or for grants from Liverpool City Council, perhaps through the
Housing Market Renewal Initiative . The Library is presently a City-owned listed building,
which the Council has a duty to keep in good condition. Some capital investment from the
City Council’s planning or HMRI budgets should therefore be explored.

Finally, as has been indicated already in the financial appraisal in table 14a, the proceeds
that might be secured through sale of the adjacent sites should be contributed towards the
project cost, if the sites do not have more ‘value’ to the project as land for complementary
development.

The preferred scheme and the benefits that will derive from this

At this stage there is not a single ‘preferred scheme’, as none of the options is financially
viable without significant public subsidy and without further research it is difficult to determine
which of the end uses will be most readily ‘fundable’.

In the current economic climate the City Council may have no choice but to undertake the
mothballing option 1la, as a means of safeguarding the building until the residential market
has picked up and increased land values can make a greater contribution to meeting the
project deficit.

Whichever option is ultimately adopted, the project will preserve an important historic building
and bring it back into economic use. It will provide continuity with Everton’s more illustrious
past and contribute to a sense of place in Everton.

The design team favours option 3a in the longer term — the Foyer scheme with lower ground
floor sports / social accommodation, as this has potential to provide a wide range of benefits
which in turn will attract public sector subsidy and charitable trust funding.

The public benefits of the foyer scheme include the following:
Bringing a deteriorating historic building and brownfield land back into use (measurable
output)
Meeting a need for supported housing for vulnerable young people (potentially
addressing specialist needs such as mental health or physical disability)
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16.
16.1

16.2

16.3

16.4

Potential to incorporate accommodation for local sports clubs and other community
activities

Making good use of the adjacent site(s) to provide accommodation that adds value and
critical mass of development to the Library project, with car parking and amenity space
Potential to meet high standards of environmental performance in the refurbishment of
the Library as well as in the new build development

Long-term economic benefits for individuals and the wider Liverpool community through
reducing worklessness and dependence on benefits

Leverage of grant funding and private (charitable trust and housing association)
investment

An exemplar for conservation and heritage-led regeneration

Delivery mechanism / implementation strategy

Chapter 16 describes a possible delivery mechanism for the foyer scheme at Everton Library

that should enable both ‘heritage’ and ‘*housing’ grant to flow into the project. In summary:
It is recommended that shell repair and upgrading works to the Library are carried out by
a building preservation trust using heritage funding, on a long lease from Liverpool City
Council
The restored building and adjacent land are then passed to a housing association for
conversion of the Library and construction of the new build development, using housing
and regeneration funding (and housing association capital)
The foyer is managed in the long term by the housing association, or its specialist
supported housing arm, with rents and funding for the provision of training and support
services covering revenue requirements

Dividing the project into two phases has cost implications (a) because educational activities
will have to be added to the shell repair project to maximise the benefits of and thus the
funding for the heritage work and (b) because of the need to transfer the properties between
the parties at market value. (It appears that the building preservation trust will be required by
the Charity Commission to sell the Library building to its housing association partner for its
increased value in repaired state.)

Heritage Works has consulted with the Riverside Group about this project and an indicative
financial appraisal has been undertaken by the housing association (see Appendix K). The
Riverside Group has factored in the finance costs that might be incurred over a two-year
delivery period and the association’s ‘on-costs’ over the life of the project (15-25 years
investment period). These add approximately 20% to the project cost.

The costs and potential funding for each phase of the project are set out in the tables below.
These show that the total project cost for the two phases of the project (£10,097,680)
exceeds the total project cost for a not-for-profit-led development expressed in chapter 12
(£8,790,000). The increased total project cost is more realistic than that quoted in chapter 12
on account of the inclusions described above, but more work should be done on the delivery
mechanism, to see how ‘doubling up’ of costs such as the acquisition costs can be avoided.
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Table 16a: shell repair costs

Repairs

1,700,000

Base construction cost

£1,700,000

Professional fees at 20% (inc specialist surveys & CMP)

340,000

Statutory fees

20,000

Total fees

£360,000

Acquisition cost (long lease)

65,000

Acquisition cost (land)

200,000

Allowance for finance costs, legals

100,000

Allowance for community education activities

100,000

Project development fee @5% of contract sum

85,000

Total sundries

£550,000

|Grand total

| | £2,610,000)

|End value for library as repaired shell

| | £150,000)

|Pr0ject deficit

| | -£2,460,000)

Table 16b: possible funding package to meet the she

Il repair project costs

HLF based on % of repair costs

950,000

Liverpool City Council

250,000

Charitable Trusts

260,000

NWDA / Liverpool Vision / regeneration sources

500,000

End value (HA contributed); land purchase

350,000

Housing Association capital contribution

300,000

Total grants

| [ £2,610,000
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16.5

17.
17.1

17.2

Table 16c¢: costs for the conversion phase and new b uild construction

Upper floors (Foyer bed-sits) 640,000
North elevation extension (circulation) 250,000
Roof top extension (bed-sits) 330,000
New build 66 bed-sits 3,260,000
Car park and landscaping for Foyer 240,000
Base construction cost £5,080,000
Professional fees at 15% 762,000
Statutory fees 30,000
Total fees £792,000
Acquisition cost (restored building shell) 150,000
Acquisition cost (land) 200,000
On costs at 19% of contract sum + fees 1,115,680
Allowance for project finance 150,000
Total sundries £1,615,680
Total | |  £7,487,680)

Table 16d: Possible funding package for the convers  ion and new build phase

Housing Association mortgage (less that contributed to shell) 3,350,000
Homes & Communities Agency at £35k per unit 2,695,000
LCC re acquisition costs 350,000
HMRI / ESF / regeneration sources 1,100,000
Total project costs £7,495,000

The housing association partner will manage the foyer in the long term. Running costs for
the building would be provided by residents through rents and service charges (generally
paid from benefits). Revenue costs for the provision of services would be supplemented by
grants, particularly from the Supporting People programme, and from earned income (such
as hire of accommodation to outside training providers). Officers in Liverpool City Council's
Supporting People team have been consulted during the course of this study and have
offered to be involved in further discussions about the project.

Conclusions and recommended ‘next steps’

The study has shown that there is considerable potential for a viable long-term solution to be
found for Everton Library that will satisfy conservation requirements, meet community needs
and be financially sustainable.

Although the study does not rule out options for development of the Library as commercial
office space, or as residential apartments for sale, the study team considers that the most
appropriate, beneficial and fundable option is the repair, conversion and extension of the
building to provide an extensive foyer for homeless and vulnerably housed young people.
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17.3 The foyer scheme has the following key elements:
11 bed-sits within the Library building (potential to increase this number depending on
space requirements per resident)
66 new build bed-sits or one-bedroom flats on Site A to the north of the Library, with car
parking and landscaping. Potential for a residents’ garden for therapeutic and
educational purposes
Support and social accommodation on the ground floor in the former Reading Room and
Boys Reading Room. Further support accommodation and possible sports / games
rooms on the lower ground floor

17.4 The study recommends that the foyer is developed by two not-for-profit organisations
working in partnership: a building preservation trust for the shell repair of the historic building,
and a housing association for the conversion and new build development. The foyer would
be run by a housing association in the long term.

17.5 The report recommends a series of ‘next steps’ that are required to further assess the
viability of the project, to increase cost and funding certainty and reduce development risks:

- Circulation of the draft report to members of the project steering group and stakeholders
A stakeholder and community consultation event; publication of this executive summary
on publicly-accessible websites
The implementation of a package of short term measures to safeguard the building
A possible mothballing scheme if the building is likely to be left undeveloped for more that
two years
Undertaking specialist surveys, such as timber condition surveys, material testing, and
geotechnical surveys to increase construction cost certainty
Early investigation into the measures that could be undertaken to improve the
environmental performance of the Library building
Further research into the funding and operation of foyer developments, to understand the
best mechanism for delivery of the development and long-term management
More work on project programme, delivery mechanisms, grant funding sources and
financing options. VAT advice should be sought
Discussions with possible capital funders including submission of a pre-application form
to the Heritage Lottery Fund as soon as possible.

Exploration of the potential to incorporate the Mere Bank public house into the project
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