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1.

Decision required

1.1

To note this update on the completion of the Woolwich Works project.

2.

Links to the Royal Greenwich high level objectives

2.1

This report relates to the Council’s agreed high level objectives as follows:
•
•
•
•

A Healthier Greenwich
A Great Place to Grow Up
Economic Prosperity for All
A Great Place to Be

3.

Purpose of Report and Executive Summary

3.1

The purpose of the report is to update the Scrutiny Panel on the progress of
the Woolwich Works project over the past year.

3.2

The report notes:
• the construction works are complete
• property matters to finalise and complete the leases to facilitate tenant
occupation of the buildings are complete
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• the Woolwich Works Trust is operational and open to the public using
Building 41 & 40
• Punchdrunk is underway with preparations to open Building 17 & 19 to
the public in spring 2022
• an update on the project budget.
4.

Introduction and Background

4.1

The purpose of this report is to provide an update on the Woolwich Works
project now that the construction works are complete and the site has
moved to the operational phase.
At the Cabinet meeting April 2014 it decided to support the regeneration and
economic growth of Woolwich by purchasing leases of historic buildings to
create a new cultural district at the Royal Arsenal.

4.2

4.3

The acquisition of the buildings was dealt with via previous decisions
approved by Members.
• Cabinet agreed at its meeting on 16 April 2014 to acquire B17,18, 40 & 41.
• Cabinet Member delegated approval to acquire B19 in December 2016.

4.4

Once the acquisitions were concluded, the Director of Communities &
Environment led the development of the proposal for the Woolwich Creative
District which culminated in a Cabinet decision in March 2017 to commence
development of the buildings.

4.5

The Council’s ambition for Woolwich Works is for it to lead the
transformation of Woolwich and act as a catalyst for regeneration. Over the
past three years the council has acquired five heritage buildings on the Royal
Arsenal and has undertaken an extensive programme works to the buildings
to create a set of modern, refurbished, extended and re-purposed buildings
to form a cultural destination.

4.6

The buildings are numbered as Building 17, 18, 19, 40 and 41. A site plan
showing the five buildings is provided below:
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Project Budget
4.7

The March 2017 Cabinet decision agreed a total project budget of almost
£43m.
Item (£m)
Base
Inflation
Client
Design Original
Cost
Risk
Contingency
Risk
Budget
Construction
31.6
1.0
1.7
3.0
37.3
Fees
5.5
5.5
Total
37.1
42.8

4.8

Client contingency is included in the budget to cater for unforeseen issues
and changes during the life of the project that could not have been foreseen
and therefore costed at the outset.

4.9

The construction cost estimate includes an inflation allowance of £1.7m,
based on forecast to Autumn 2018.

4.10 Design risk is an allowance for cost pressures that emerge during a project
against the original scope of works.
5

Project Update

5.1

The Director of Communities and Environment led the development of the
Woolwich Works project, its design, specification and scope. This led to
planning consent being granted for B17,18 & 19 in August 2018, B40 and 41 in
October 2018.

5.2

The high level scope of works at that time was:
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• major refurbishment of the buildings as many of them had been empty for
some time and all had received little maintenance for circa 30 years
• remodel the layouts to create the facilities required
• installation of back of house facilities – toilets, changing, office
accommodation
• install all new heating and cooling equipment
• undertake acoustic works to ensure the spaces are suitable for
performances.
5.3

In September 2019 the project moved from the final design stage into the
construction phase, with Mace appointed as the main contractor.

5.4

The construction works were split into two phases to mirror the lease
arrangements and planning consent. The programme of works showed
forecast completion of B17,18 & 19 in April 2020 and B40 & 41 in August
2020.
Discovery Challenges

5.5

As construction commenced the buildings were opened up to undertake the
necessary works. During this phase a number of challenges occurred, all of
which needed to be addressed:
• the buildings were constructed from 1720 through to 1887 and due to
their age and lack of maintenance multiple structural issues were
uncovered
• an ancient tunnel under the floor of the annex to B19 was uncovered
during excavation of the toilet drainage
• upon engagement with UK Power Networks to determine the strategy for
the electrical power supply to the buildings it was identified that there was
a need for major power upgrades due to a lack of capacity in the
Woolwich area. This resulted in three new electricity sub-stations being
installed
• the wood block flooring lifted in the main space of B19 after the building
was vacated. This required the listed wood blocks to be carefully removed,
labelled, refurbished and re-installed in their original pattern
• Building 41 west range had buried foundations of the former cartridge
drying rooms
• sixteen timber structural beams in Building 41 were at risk of failing and
needed a mix of strengthening and replacement
• multiple structural cracks were exposed in all buildings once the plaster
was removed.
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Ensuring Operational Use
5.6

As the project progressed through the final design stages a number of changes
to the scope were necessary in order to accommodate the emerging
requirements of the incoming tenants that were necessary to ensure an
operational set of buildings were provided that matched the tenant business
plans. Some examples were:
•
•
•
•

addition of the milling space to the courtyard of B41.
recording studio in B41.
landlord works in B19 to accommodate Punchdrunk requirements.
addition of a changing places facility

Timing
5.7

Works were progressing well until the Coronavirus pandemic hit in March
2020. The site initially closed for 3 weeks so that the operation could be reconfigured to enable construction works to continue during the pandemic.
This was undertaken, but because of social distancing rules and operational
guidelines mandated by the Construction Leadership Council (governing
body) the productivity of the site was reduced and the programme of works
was extended as a result.

5.8

When the pandemic hit, the Council implemented a change to the
construction contract in line with central government guidance. This enabled
the contractor to claim for costs associated with disruption caused by
COVID-19, but only on the basis that they were demonstrable, and no profit
attached. These costs are attributable to COVID-19 government funding and
therefore do not create an additional financial pressure on the Capital
Programme.

5.9

As a result of the above issues the programme of works were delayed, with
completion of the main construction works in B17, 18 & 19 occurring in July
2020 and main works to B40 & 41 completing in late April 2021.

5.10 Inflation is calculated using ONS published indices applied to the mid-point of
the construction contract. The main works completed in April 2021 therefore, taking inflation into account, the budget needs to be adjusted.
Allowing for inflation to the mid-point of the project equates to a corrected
inflation of £3.9m of which £2.7m could be absorbed within the original
Scheme & Estimate budget allowances.
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Cost Pressure Reductions
5.11 Whilst there have been a number of challenges on the project as described
above, there has also been a number of successes in reducing the cost
pressure on the scheme.
5.12 Through careful negotiation with UKPN we were able to agree a substantially
simpler major new electrical connection. The original position would have
required circa 1km of road excavation and new cable laying from Tesco in
Woolwich down to the Arsenal site.
5.13 The design of the new stairs and balustrades in B41 was reviewed and made
simpler, after detailed investigation we were able to avoid roofing works to
B40 and through value Engineering Workshops we were able to implement
scope reduction items that reduced the project cost.
5.14 Cost saving continued throughout the project and through challenging the
design and implementing robust project management team has rejected and
negotiated the cost down on a number of items resulting in avoidance of
£1.5m of additional costs.
5.15 A revised approach for dealing with the listed wood block flooring that lifted
in B19 when the building was vacated. This overcame the need for complete
removal in re-installation and avoided £0.8m of additional cost.
6

Project Outturn and Socio-Economic Return

6.1

An ambitious project of this magnitude and complexity contains many layers
of risk and the council’s capital strategy approved by Cabinet in February
2020, contains a corporate contingency to provide capacity within the overall
investment programme for project development and risk. This was to align
the capacities built into individual programmes within the council’s wider
capital programme.

6.2

As noted in paragraph 5.10 above, with main works completing in April 2021,
a further £1.2m allowance for inflation is required – leading to a revised
budget of £44.0m.

6.3

An extension of the programme was driven by design development, value
engineering and procurement delays and longer construction period when
viewed against the baseline assumptions in March 2017.
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6.4

Unforeseen costs arising during the project, as noted above, which could not
be contained within the design risk provision approved prior to the project
initiation, net of value engineering exercises and other savings bringing
originally planned costs down, generated a further £1.6m of net cost pressure
on the overall budget.

6.5

The additional inflation and net cost pressures are drawn down from the
corporate contingency - therefore the final cost of the scheme is contained
within approved budget envelopes.

Item (£m)

Original
Budget

Inflation

Revised
Budget

Discovery
Pressures

37.3
5.5
42.8

1.2

38.5
5.5
44.0

1.9

Construction*
Fees
Total
* excl. COVID

6.6

Reductions
/ Savings

Outturn

(0.3)

40.4
5.2
45.6

Below is a table showing some benchmark comparisons of final construction
cost per m2 - it can be seen that the Woolwich Works project is substantially
lower than similar projects:
Project
Woolwich Works
Rambert
Liverpool Everyman
Roundhouse
Doncaster Theatre

Construction
cost per m2
£2,507 / m2
£3,932 / m2
£4,870 / m2
£4,938 / m2
£5,280 / m2

COVID Costs
6.7

As explained in paragraph 5.8, when the pandemic hit, the Council
implemented a change to the construction contract in line with central
government guidance.

6.8

The government was keen to ensure that construction continued to operate
through the pandemic as it recognised the critical role this sector plays in
enabling the recovery from the pandemic and the large employment in the
industry. The contract changes enabled the contractor to claim for costs
associated with impacts caused by the pandemic.
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6.9

The primary impacts on the project were additional activities on site to limit
the spread of the virus, reduced workforce and rearranged works. These
impacts extended the programme and added cost to the scheme.

6.10 The total cost of the pandemic on the works was £2.9m with £0.1m of
additional fees for professional services due to the extended programme.
6.11 The costs associated with COVID have been funded by government grant
therefore do not create a pressure on the capital programme.
Other Costs
6.12 Utility costs incurred since the 2017 Cabinet decision amount to £0.4m. This
includes gas, electricity and water charges relating to the historic occupation
of the buildings which predates the project initiation. These charges were
funded from one-off and base revenue resources and tenant service charges.
6.13 Responsive and cyclical maintenance has been undertaken on the assets. This
covers critical building systems (fire and security alarms) and reactive
mechanical and fabric works. The value of works undertaken is £0.1m and has
been fully funded from one-off resources.
6.14 Prior to the commencement of works, and following a risk assessment by the
Councils insurers, a security contract was put in place at a cost of £0.3m. The
security requirement was driven by the significance of the buildings,
configuration and historical use. Security during the refurbishment period was
undertaken as part of the contract with Mace. These were funded from oneoff resources as above.
6.15 Seed funding was provided to the Woolwich Creative District Trust to
resource pre-opening staffing and operating activities. The £0.9m of funding
aligned with the pre-Covid works programme and Trust’s business plan,
which was subject to review by external advisors. Prolongation of the works
programme, as a result of the Covid-19 outbreak, placed pressure on the
Trust’s initial financial model as this extended the period between the Trust
being established and commencement of income generating activities. This
cost pressure has been managed within the Trust through deferred
recruitment into the proposed staffing establishment and funding secured
from the Arts Council & DCMS’ Recovery Fund.
Social and Economic Return on Investment
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6.16 During the construction phase there were a number of social value activities
undertaken. Some examples of these were:
• GLLaB Bootcamp - 28 local people took part in a six week programme
• Community Investment activities planned 3 – delivered 32
• Educational activities planned 3 – delivered 18
6.17 One of the community investment projects undertaken was the Clockhouse
Community Centre IT Room refurbishment. This was undertaken by the
main contractor Mace and their supply chain at no cost to the Council.
•
•
•
•

roofing contractor provided new desks and chairs
logistics contractor provided skip and labour to clear the IT room
decorators repainted the room
flooring contractor provided new carpet

Before:

After:

6.18 The vision for Woolwich Works (WW) seeks to build a creative hub that
breaks down the traditional barriers between what is seen as that traditional
model for cultural activities and mainstream “mass culture”. A key objective is
to ensure that economic and social value is delivered locally.
6.19 Using standard methodology developed for use by the Arts Council, the
economic impact of the Royal Arsenal has been estimated to be £30 million in
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the initial five years. The recent Woolwich Destination Management Plan
estimated that the economic benefit of WW and visitors to Woolwich would
be £44.6 million in the first 2 years of operation.
Update on Jobs Created
6.20 During construction the following jobs were created.
• 16 local unemployed people were employed on the project, which included
7 apprentices
• 8 work experience placements delivered
• one employee moved on to secure a permanent role with Mace, the main
contractor.
6.21 Employment is well underway in relation to the two tenants, Woolwich
Works Trust and Punchdrunk. To date 50 job offers have been secured by
local residents, broken down as follows:
• Woolwich Works Trust x 29 jobs
• Punchdrunk x 5 jobs.
6.22 Further recruitment continues in collaboration with GLLaB. During
September an additional 13 perm and 20 casual roles are being recruited to.
Over 111 applications have been received showing strong interest to work at
the site.
6.23 Punchdrunk will shortly be recruiting for a further 23 roles in the field of
painter & decorators, site crew, carpenters and petty cash buyer.
6.24 There will be a further round of recruitment by Punchdrunk in early 2022 to
prepare for the show opening. This will bring the total of jobs with
Punchdrunk to circa 100.
7

Use of the Site

7.1

The five buildings have been split into two leases. B40 and B41 has been
leased to the Woolwich Creative District Trust trading as Woolwich Works.
B17,18 & 19 has been leased to Punchdrunk.

7.2

The leases were the subject of two Leader decisions taken on 9 September
2021.

ITEM NO: 6

7.3

The Chief Executive of the Woolwich Works Trust has recruited a team and
Woolwich Works opened to the public on 23 September 2021. A website is
in place at www.woolwich.works

7.4

Punchdrunk has announced their show and are on track to open buildings
17,18 & 19 to the public in Spring 2022, subject to any unforeseen impact
caused by the pandemic.
Royal Greenwich Heritage Trust (RGHT)

7.5

RGHT was based in part of B41 therefore needed to be relocated in order to
undertake the works to the building. The Cabinet report in 2017 suggested
that RGHT would move into B18, however as the project progressed it
became evident that B18 was required for the show being operated by
Punchdrunk.

7.6

With B18 not available an alternative location was identified in an existing unit
already owned by the Council at Anchorage Point in Charlton.

7.7

A specification and design was developed for the works required at
Anchorage Point to accommodate RGHT. This work was tendered in line
with Contract Standing Orders and a delegated decision was taken to award a
contract to undertake the works. As the works progressed and the design
was finalised it became clear that a number of changes were required to the
scope and specification of the works. The final cost was captured in a
contract variation report, which presented a final cost of £0.5m.

7.8

RGHT has entered into a lease for the unit at Anchorage Point which expires
in May 2025. The Council is in discussions with RGHT about the future after
this and what options there around the location of the boroughs archive.

8

Conclusion

8.1

The main building works are complete and the Woolwich Works Trust
buildings are operational. See Appendix A for some photos of the finished
building.

8.2

The Woolwich Works Trust have taken full responsibility for operational
costs with no on-going support from the Council.

8.3

Punchdrunk has announced their show opening in Spring 2022 and are on site
preparing for opening.
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8.4

The construction costs of the project are within approved budgets and have
enhanced the value of the assets.

8.5

Works will impact the rateable values of the RV and increased the level of
business rates generated for the council.

8.6

The council has made a significant investment for the benefit of both residents
and visitors today, as well as generations to come, with the value of the
return measured over the coming decades – the quality of the works and
dramatic improvements to the buildings provides a perfect platform to
facilitate a bright future for the Woolwich Works site.

9

Available Options

9.1

Not applicable as this is an update report.

10

Preferred Option

10.1 Not applicable as this is an update report.
11

Reasons for Recommendations

11.1 Not applicable as this is an update report.
12

Consultation Results

12.1 Not applicable as this is an update report.
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Cross-Cutting Issues and Implications
Issue
Legal including
Human Rights Act

Implications
The purpose of this report is for the
Panel to receive an update on the
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Sign-off
John
Scarborough,

Finance and
other resources
including
procurement
implications

Equalities

Climate change
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progress of the Woolwich Works
project. Given that the report is for
information only and there is no formal
decision, there are no legal implications
arising from the report.
The report provides an update on the
progress of the Woolwich Works
project, including an overview of the
financial position, which as noted is
contained within approved budget
envelopes.

Director of
Legal Services,
5 October 2021
Michael
Horbatchewskyj
Accountancy
Business
Change
Manager (P&I)
4/10/21

No financial implications arise as a result
of this report.
The decisions recommended through this Daniel Stanesby,
paper have a remote or low relevance to Assistant
the substance of the Equality Act.
Director
04 October
In line with the Councils’ Equality and
2021
Equity Charter, the project has
supported creating a fairer borough
through promoting inclusion,
participation and equal access. Some
examples are:
• The buildings have been designed to
be fully accessible and include a
Changing Places facility.
• The KPI’s built into the leases have
been written to incentivise the
operators to make the facilities
accessible for use by residents of the
Borough.
The works undertaken to the buildings
improves and enhances their
environmental performance in line with
the draft Greenwich Carbon Neutral
Plan agreed by Cabinet on 18 November
2020

Report Appendices
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Daniel Stanesby,
Assistant
Director
04 October
2021

14.1 The following documents are to be published with and form part of the
report:
Appendix A – Photos of Finished Building
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Background Papers
Cabinet Decision March 2017 - Woolwich Creative District
Cabinet Decision November 2017 - Woolwich Creative District - the
creation of a new trust, co-operative or Community Interest Company (CIC)
to manage the site
Report Author:
Tel No:
Email:

Daniel Stanesby
020 8921 4297
daniel.stanesby@royalgreenwich.gov.uk

Chief Officer:
Tel No:
Email:

Pippa Hack
020 8921 5519
pippa.hack@royalgreenwich.gov.uk
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Appendix A - Pictures of Finished Building
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