Alton Community Centre/Holybourne Theatre- OPTIONS APPRAISAIL (Draft working document) April/May 2009
On the 19th November 2008, EHDC Cabinet agreed for officers to commission a feasibility study which would consider whether the Alton - Bank Street Car Park could realistically accommodate a joint/combined Community Centre and Theatre building. 

Pottinger Architects were commissioned to undertake the Feasibility Study.  A number of issues have arisen from the draft findings presented to EHDC. Primarily these are a number of physical constraints on the Bank site e.g. River Wey culvert, Environment Agency conditions, trees of importance in a Conservation Area, Easements and Rights of Way across the site, loss of parking etc.

The purpose of this document is to consider the issues raised and define possible options/solutions to take a joint scheme forward. The primary conclusion derived from the Working Draft (Feb/March 2009) Feasibility Study is that the Bank Street Car Park is not large enough to accommodate a joint scheme without having adverse implications on the current offer of mature trees and on the provision of town centre car parking. Possible configuration issues on the site may negate any joint benefits of a shared scheme. E.g. Loss of potential shared circulatory spaces, lift access etc. A range of further site options have been explored based on a number of issues which have emerged from the Feasibility Study.  

This Options appraisal report provides an assessment of the likely options which have emerged from discussions around the Feasibility Study. A SWOT appraisal identifies the strengths, weaknesses, opportunities and threats represented by each option. 

Please note this is a working document based on site assessments and liaison with EHDC colleagues.

The Options have NOT been ranked in order of preference. 
	OPTIONS
	Strengths
	Weakness
	Comments
	Threats
	Finance

	A.

Refurbish current Community Centre Site (retain existing Hall/cafe area and demolish and rebuild new infill)


	Maintains the maximum footprint of the site. 

Maximises potential of the existing site.

No impact on car parking provision.

No impact on trees or change to proximity to water course.

Some demolition costs saved y retaining existing hall.

Car park re-provision costs/ landscaping reduced

Existing community use therefore the principle of redevelopment is acceptable in planning terms

Utility services already serve the site –reduced cost implications.

	Does not provide scope for joint flexible community centre/theatre.
Refurbishment costly. 
Limited to scope of existing building. Community Assoc. requires additional space for activities and demand.
Possible restrictions of providing enhanced accommodation.

Limitations on flexibility of building albeit some can be overcome with building of new wings. Isolated from other uses.
Costly retro-fit of centre e.g. Sustainability/energy efficiency measure
	Landmark building could still be delivered by creating two/three wings, with facelift of old remaining site over culvert. 

Opportunity to still create a good quality building with wow factor.

Due to age of remaining building this could still result in expensive revenue costs.


	Loss of space/venue for 12 months whilst building works undertaken.

Identifying temporary venue could prove difficult.

Loss of income by ACA.

Community aspiration and expectation- possible poor community support/apathy

Place-making not as diverse or integrated- seen as missed opportunity
Possible land remediation required- previous contamination
	Cost of refurbishment similar to new build. 

Potential to identify new customers could be lost if additional space, room hire was restricted to current provision.



	OPTIONS
	Strengths
	Weakness
	Comments
	Threats
	Finance

	B.

Build new joint/shared Community Centre & Theatre
	Achieves community Joint vision.

Build pride within Alton- major regeneration hub.

Opportunity for landmark building.

Socially acceptable/ local vision
Existing hall would remain available during construction- possible access /site issues
Opportunity to create a civic space/landscaping potential by River Wey
Opportunity to maximise shared potential of building e.g. lift, WC’s, bar/catering, reception.
	Major impact on car parking provision. Loss of nearly 50% spaces.

Approx. £68,000 loss of income annually

Existing Community Centre site once demolished would be severely restricted for future development and only result in the provision of 12 car parking spaces.

Building design and build costs severely limited to position of trees on site. Potential to compromise the building and land use surrounding it.

Major risk with Theatre finances.

Complex VAT implications  minimum £112k (assuming £750k land valuation of existing Theatre site)
Environmental risks on site e.g. Env. Agency/ flooding.

	Possibility for Theatre and Community centre to downsize to minimum requirements. Maximise provision of shared/flexible space.

Well serviced development- broader infrastructure offer may encourage service e.g. Public transport
Define absolute minimum requirements from both parties- to reduce size of building on site.

ACA run whole building and sub lease arrangement with the Theatre. 

ACA lease whole building and charge on room hire agreement basis to theatre company (similar to arrangements with playgroup/elderly peoples club/youth)

	Loss of Trees (protected in Conservation area- departure from Local Plan Policy C6).

Possible lack of support of joint venture by members of the community.

Questionable ‘Best Value’ return on the existing community centre site

Full demolition of existing site (some planning controls as in Conservation area).
Numerous rights of way and easements on and across site may be problematic for development.

Possible land remediation required- previous contamination
	Possibility of increasing parking charges at evening and weekends. However this would have a negative impact on existing users of the community facility.
Could selectively remove some trees if acceptable and agree to replace with mature specimens elsewhere on the site.

	OPTIONS
	Strengths
	Weakness
	Comments
	Threats
	Finance

	C.

Build new Community Centre on Site A
	Self contained new building. Slightly larger than existing.
Better spatial setting/trees etc. 

Conceals the development within a landscape of trees (carbon sinks) 

Existing hall would remain available during construction
Only sufficient land for Community Centre alone.

Opportunity to create a civic space/landscaping potential by River Wey.

Within EHDC Budget. No risks taken with Theatre capital shortfall.

	Still loss of existing car parking provision, even though number lost is reduces compared to option above. 

Existing Community Centre site once demolished would be severely restricted for future development and only result in the provision of 12 car parking spaces.

Severely limited to position of trees on site.

Likely to create severe restrictions on access to some properties. Rights of way/easements over the car park
Most costly option to develop if commitment for community centre and theatre. No shared services e.g. lift, WC’s, bar/catering

Emergency vehicle access


	Retain interest potential on existing community centre site by converting existing building into office space.
	Place-making not as diverse or integrated- seen as isolated/silo project/missed opportunity
Questionable ‘Best Value’ return on the existing community centre site

Possible land remediation required- previous contamination
	

	OPTIONS
	Strengths
	Weakness
	Comments
	Threats
	Finance

	D.

Build new Community Centre Site B
	Able to create a larger building than existing.

Landmark building

Existing hall would remain available during construction
Only sufficient for Community Centre alone.

No impact on trees

Keeps within Environment Agency flood restrictions.

Within EHDC Budget. No risks taken with Theatre capital shortfall.
	Likely to create severe restrictions on access to some properties. Rights of way/easements over the car park.

Emergency vehicle access

Still loss of existing car parking provision, even though number lost is reduces compared to option above. 

Existing Community Centre site once demolished would be severely restricted for future development and only result in the provision of 12 car parking spaces.

Severely limited to position of trees on site.

Most costly option to develop if commitment for community centre and theatre. No shared services e.g. lift, WC’s, bar/catering.


	Retain interest potential on existing community centre site by converting existing building into office space.
	Place-making not as diverse or integrated- seen as isolated/silo project/missed opportunity
Possible land remediation required- previous contamination

Questionable ‘Best Value’ return on the existing community centre site


	

	OPTIONS
	Strengths
	Weakness
	Comments
	Threats
	Finance

	E.

Build joint venue on alternative site e.g. Turk Street/ Lady Place Car park

E1. Lady Place

E2. Lady Place Public Gardens

E3. Mount Pleasant Road
E4. Turk Street (a)

E5 Turk Street (b)
	Existing venues  would remain available during construction
More options in site design layout

Fewer site constraints resulting in cheaper build costs- particularly foundation work.
Town centre central location
Large site

Range of opportunities attached to the site with link to public gardens

Town centre location
Car parking provision already catered for at Lady Place Car Park.

Ownership of Town Council.

Unsure whether any immediate tree issues
Good location Town Centre location
Space for one building
Possibly retain sufficient car parking spaces.

Currently car park generates little revenue for its space provision

Town centre location- direct link to High Street.

Large car park- feasible site, no immediate tree issues
Highway frontage

Several rights of way but site big enough to allow building and maintain access

Has been identified as a possible re-development site.
	Residential buy-in, community expectation on existing site

Questionable whether alternative other sites are acceptable.

Loss of income from other car parks

Alton’s busiest car park, greatest revenue earned from this site, 
Number of rights of way which may constrain location

Adjacent to residential area- possible objections

Ownership of Town Council.
Loss of Public Gardens

Opposition from residents which overlook site/users

Space restrictions and access to site issues. 
Limitations of footprint.

Possible objection from residents.

Car park used as overspill form residents due to narrow streets.

Rights of way/easements- Access over site to Oceanic House
Access to highway- maintain access through residential area not from main road.
Constraints for space.

Number of rights of way

Access

Second most profitable car park- impact on revenue.
Access to rear properties- several rights of way

Has been identified as a possible re-development site.

	Possibility to combine with other facilities.

Potential to attract other development. S106.

Identify a site with more prominent frontage for new building. 

Very sensitive site- considered but unfeasible to progress further.

Site is residentially sensitive.   
	
	

	OPTIONS
	Strengths
	Weakness
	Comments
	Threats
	Finance

	F.

Build joint venue on alternative site e.g. Corrs Brewery site

 
	This is not an option- manufacturing site there long-term.


	
	
	
	

	G. Oceanic House, (opposite Marks & Spencer’s)

	Good Town centre location

Gateway/Iandmark site to Alton

Next to Mount Pleasant car park

No loss

of car parking income

No obvious site constraints

May attract income to Mt. Pleasant car park


	EHDC does not own the site.
Front (older part of site Grade 2 listed)
Not in EHDC ownership £2.4million guide price
	Budget allocation would not allow for purchase, demolition and new build on site.
	Additional cost of lease (or purchase) of the site
	

	Alton Assembly Rooms
	Town centre location- already offers stage, hall, and conference rooms.

Theatre – could use, but will not be exclusive 
	
	If community centre/theatre building not viable- theatre activities could take place in the Assembly Rooms.  These have recently been refurbished
	
	

	Other Options-

Create office accommodation on existing community centre site.

Potential land swap with Theatre group- possible future capital receipt/housing association


	Incubation/start-up office accommodation- potential shortage of office accommodation recognised in emerging LDF

I
	Costly retro-fit of centre e.g. Sustainability/energy efficiency measure
Still raises issue of appropriate site to develop.

Inappropriate location
	
	
	


