
 

                                                                                          
 AGENDA ITEM 10 

32 

 

 
 

DUNSTABLE TOWN COUNCIL 
 

MEETING OF FULL COUNCIL 
 

27 JUNE 2022 
 

APPLICATION TO PUBLIC WORKS LOAN BOARD FOR FUNDING TO COMPLETE 
RESTORATION WORKS TO PRIORY HOUSE 

 

Purpose of Report:  The purpose of this report is for the Council to consider making 
an application to the Public Works Loan Board (PWLB) for up 
to £215,000 in order to ensure there is sufficient budget to 
complete restoration works to Priory House in line with 
Corporate Plan aspirations and the High Street Heritage Action 
Zone scheme. 

 
1. ACTION RECOMMENDED 
 
1.1 That, members consider and then determine whether or not to seek the approval of 

the Secretary of State for Levelling Up, Housing and Communities to make an 
application to the Public Works Loan Board for a loan of up to £215,000 over a 
period of 20 years in order to ensure there is sufficient budget to complete the 
planned restoration works to Priory House in line with Corporate Plan aspirations 
and the High Street Heritage Action Zone scheme.  The total loan repayments will 
come to approximately £296,738. 

 
1.2 That, if members decide to make the loan application, repayment for the loan is 

budgeted for in the manner set out in paragraph 4 of this report from 2023/24 
onwards. 

 
2. INTRODUCTION 
 
2.1 Members will be aware that following the Council’s successful bid for High Street 

Heritage Action Zone (HSHAZ) funding, officers, with the Council’s retained building 
consultants, have been developing the required specification for restoration works 
to Priory House that will ensure that the House is removed from Historic England’s 
‘At Risk’ register. 

 
2.2 Within the HSHAZ programme, works to Priory House have always been planned to 

take place in year three (2022/23) of the spending schedules.  Accordingly, the 
specification for works was recently sent out to tender using national tendering 
portals, that has resulted in three tenders being returned. 

 
2.3 The tenders have been evaluated by representatives of the Council (Councillor 

Peter Hollick, Chairman of the Community Services Committee, Becky Wisbey, 
Head of Community Services and Michelle Collings, HSHAZ Programme Manager); 
Historic England and the Council’s retained building consultants (the Morton 
Partnership and Walker Associates).  
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2.4 The results of the evaluation process are set out below: 
 

Contractor Tender Price Comments 

1 None compliant Incomplete tender, not 
able to be considered 

2 £614,139 (inclusive of 
10% contingency) 

Panel felt the contractor 
did not have required 
experience or expertise 
and tender was not 
complete 

3 £789,807 (inclusive of 
£70,000 contingency) 

HE and the Morton 
Partnership have 
confidence in their work 
and previous work is 
known to them – 
Preferred Tenderer 

 
2.5 The highest bid has been determined as the preferred tender which leaves the 

Council with a shortfall in available funding hence the necessity of this report. 
 
3. DETAILED CONSIDERATIONS 
 
3.1 When compiling the HSHAZ bid in the summer of 2019, it was very difficult for 

officers to estimate the budget that would be required for the eventual works to 
Priory House.  Advice was sought from leading specialists and using knowledge of 
what previous works to Priory House have cost and an eventual sum of £800,000 
was arrived at for bid purposes. 

 
3.2 The £800,000 was to comprise £300,000 from the Council and £500,000 from 

grant. 
 
3.3 Following the successful outcome of the bid, the original bid awarded was top sliced 

by Historic England and as a result this compromised the amount of bid money 
available.  It also became apparent that some additional environmental monitoring 
was going to be needed and so the Council increased its contribution to £325,000. 

 
3.4 This resulted in a final project budget of £771,752 being available (£325,000 from 

DTC and £446,752 from grant). 
 
3.5 To date £178,548 has been allocated on fees, environmental monitoring, stone 

purchase (and storage) and historic building recording. 
 
3.6 This leaves £596,205 of project funding requiring the Council to find the shortfall of: 
 
  Main contractor costs -   £789,807   

Remaining fees -    £18,905  
    TOTAL -   £808,712- 
  Funds available   £596,205 
    Shortfall -   £212,507 
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3.7 Whilst the Council has a General Reserve of £638,214; £50,000 of this is 
earmarked to fund an anticipated shortfall in Priory House’s income target for this 
financial year as a result of the impending building works.  This would leave 
£588,214 in the General Reserve of which the Council’s agreed Financial 
Regulations states that £485,000 should always be maintained leaving only 
£103,214 available. 

 
3.8 Similarly, the Priory House building reserve only has £98,569 remaining so even if 

both sums were allocated, it would still not make up the £212,507 shortfall whilst 
also leaving the Council’s finances somewhat compromised. 

 
3.9 As a result, members are advised that the only financially prudent solution for 

making up the shortfall is to make an application to the Secretary of State. 
 
3.10 This is an unfortunate situation for the Council to find itself in, however, members 

will understand that back in the summer of 2019 no-one could have anticipated a 
worldwide pandemic and the current cost of living crisis that is having such a 
dramatic upward spiralling impact on the cost of construction works.  Officers are 
still pursuing the opportunity to acquire further funding from Historic England and if 
successful, this will reduce the amount of loan necessary.  

4. FINANCIAL IMPLICATIONS  

4.1 Attached at appendix 1 is the current fixed rates schedule offered by the PWLB. 

4.2 It is recommended that should members agree to take out a loan then a 20 year 
loan is taken, and this can be done on the basis of an Annuity Loan or an Equal 
Instalments of Principal (EIP) loan.  Members are asked which they would prefer.  
The Annuity Loan is lower payments in the first instance but higher eventual 
payback whereas the EIP loan is higher payments in the first instance, but they 
reduce to result in a lower pay back overall.  There is a £9,015 (over 20 years) 
difference between the two methods. 

4.3 The Council currently contributes £20,395 per annum to the Priory House building 
reserve.  It is recommended that, if members decide to take out a loan, this 
contribution is used to fund the repayment of either £14,836 or £17,845 annual 
repayment costs depending on which type of loan is taken. 

4.4 This will result in there being no immediate financial implications on the Council for 
taking out the loan.  The annual loan repayment will have to be budgeted for in 
future years with the use of the existing Priory House building reserve contribution 
and the normal contribution to the Priory House building reserve can be built up 
again over the next few years thereby minimising any ongoing impact on the 
revenue budget of taking out the loan.  There is still £98,569 available in the Priory 
House building reserve. 

4.5 Members should note that the loan may not have to be drawn down until 2023 and 
even into next financial year.  If this is possible it will further minimise the impact on 
this years’ finances. 
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4.5 For information, the Council’s current debt and associated debt repayments 
schedule is set out below: 

AREA TOTAL LOAN 
OUTSTANDING AT 

31.03.22 

ANNUAL 
PAYMENT 

2022/23 

TERM 

Luton Road Pavilion £6,906.25 £1,588.44 Nov 
2026 

Grove House Gardens 
Performance Area/1st 
Cemetery Extension 

 

£26,258.24 

 

£7,402.64 

 
Nov 
2024 

Priory House loans 
1&2 

£216,666.44 

£59,056.43 

£26,164.58 

£7,027.20 

Nov 
2033 
May 
2034 

Grove House loans 
1&2 

£96,600.00 

£241,666.46 

£11,254.76 

£26,493.75 

Nov 
2034 
May 
2035 

2nd Cemetery 
extension 

£270,000.00 £27,009.75 Nov 
2038 

TOTAL £917,153.82 £106,941.12  

5. TIMESCALES AND RISK 

5.1 It is anticipated that a successful loan application could be determined within 8 
weeks.  This would mean that if an application is made, the Council would be 
commissioning the works to Priory House before the loan application is confirmed 
as works need to be commissioned before the end of July.  There is a further time 
imperative in that the works need to be commissioned shortly in order to ensure that 
work on site starts in September which in turn ensures that the Council keeps to the 
spend schedule dictated by the HSHAZ scheme.  If the Council is not able to keep 
to the spend schedule it becomes at risk of losing the HSHAZ grant. 

5.2 There is a risk therefore that the loan application will not be successful, but the 
Council has already commissioned the works.  However, the risk is considered to 
be extremely minimal as the Council can clearly evidence its ability to fund the 
proposed debt.  The risk is further mitigated by the fact that the Council still has the 
financial resources in reserves should it have to find the £215,000. 

5.3 The further risk to any capital project that takes place at priory House is the 
unforeseen.  There could be additional costs relating to this or additional fee costs.  
Both situations should be largely mitigated by the £70,000 project contingent and 
the £98,569 left in the Priory House building reserve. 

6. POLICY AND CORPORATE PLAN IMPLICATIONS 

6.1  Under the Corporate Priority of ‘Preserving and enhancing the history and identity 
of the town, creating a sense of pride in Dunstable’, the Council Corporate Plan has 
a direct objective of ‘using the outcome of the feasibility study currently being 
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carried out at Priory House, plan for the complete restoration of priory House 
utilising the High Street Heritage Action Zone grant’. 

7. HEALTH AND SAFETY IMPLICATIONS AND HUMAN RESOURCE 
IMPLICATIONS 

7.1 None arising directly from this report. 

8. LEGAL AND EQUALITY AND DIVERSITY IMPLICATIONS 

8.1 The Council will have to follow the prescribed process for making an application to 
the PWLB through the office of The Secretary of State for Levelling Up, Housing 
and Communities. 

9. APPENDICES 

9.1 Appendix 1 – Schedule of fixed rates from the PWLB 

10. AUTHOR 
 
10.1 David Ashlee – Town Clerk and Chief Executive   

E-mail: david.ashlee@dunstable.gov.uk  
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