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1. EXECUTIVE SUMMARY 

2.1 GENERAL DESCRIPTION OF THE PHASE 

This business plan sets out proposals for the carrying out of a development scheme known as Phase 

0, the first phase of the wider regeneration of the Winstanley and York Road (WYR) estates. The 

proposed development comprises three blocks, A, B and C, of which; 

• Block A comprises 46 one and two bed units which shall be developed by the JV and then 

handed to the Council on completion. These units are intended to be used as decant provision 

for the Scholey, Jackson and/or Kiloh blocks from elsewhere in the estates. 

• Block B comprises a school and a church. These units are intended for the Thames Christian 

College and the Battersea Baptist Church respectively, releasing land for Phases 1 and 4 of the 

main WYR scheme. 

• Block C comprises a private residential tower of 93 units, which contributes to the overall 

delivery of housing within the project and also provides early cashflow to the Joint Venture 

(JV). 

It has been agreed between the JV partners not to allocate the costs and revenues associated with 

Block B to the financial appraisal for Phase 0, but rather to allocate them to Phases 1 and 4. In addition 

it is not clear at the time this plan is submitted for approval as to whether or not the JV will proceed 

with Block B. In this sense it is arguable whether or not Block B is part of Phase 0 as the definition of 

Phase is left quite vague in the JV agreements. However the issues surrounding Block B are still 

described in this plan as should the block go ahead it would be constructed under a common build 

contract and utilising the same construction lease as Block A. 

The area within the proposals as defined by the planning permission for the phase is shown below and 

at a larger scale in Appendix A. In addition, Appendix B Includes a set of key plans for the scheme both 

as a whole and individually for each block. 

The land is entirely within the freehold ownership of the London Borough of Wandsworth (LBW) and 

will be drawn down by the JV using the principles set out in the Member’s Agreement subject to 

certain qualifications set out in this plan.  

Start of construction works are planned for 3rd December 2018 subject to the approval of this plan, 

amongst other issues, by Wandsworth committees and the JV Board in November. Completion is 

targeted by November 2020. The start on site date is predicated on the approval of the business plan 

by the Council and the Joint Venture separately and various other ‘critical path’ items set out in this 

report and particularly in parts 1.7 and 1.8 of this summary. 

The delivery strategy for the phase is via a single design and build construction contract to the value 

of £58.901m with Midgard Ltd with Bailey Garner acting as Employer’s Agent administering the 

contract. Outside of the JV, Taylor Wimpey UK (TWUK) has issued a limited letter of intent to Midgard 

to enable pre-commencement construction activities to commence. 

Sales launch for block C is targeted for January 2019, the detail of which is set out in the relevant 

section of this plan. 

1.2 DELIVERY STRATEGY 

This phase has not been considered for the potential for TWUK to act as contractor, and so a tender 

exercise has been carried out in order to identify an external main contractor. The characteristics of 

that tender, and the construction contract itself are; 
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• A single stage tender process was used with the opportunity for tenderers to submit a ‘best 

and final offer’ (BAFO) at the end of the competitive tender stage 

 

• An advertisement was launched in MyTenders on 9 January 2018 

 

• 14 Expressions of Interest were received 

 

• 11 Pre-Qualification Questionnaires were received 

 

• 4 were taken through to the full tender stage 

 

• 3 final tenders were received and Best and Final Offers were also invited 

 

• Midgard were selected. Tender evaluations and Bailey Garner’s report was provided to the JV 

The JV partners 

 

• The contract will be awarded under a JCT Design & Build Lump Sum Fixed Price Contract with 

Employer Amendments. 

Contract expenditure will be updated regularly to the JV Board as value engineering discussions 

progress and any variations or claims emerge. 

In order to progress pre-construction activities while the final construction contract is negotiated, a 

Letter of Intent has been issued by Taylor Wimpey UK (TWUK) to the contractor. The scope of the LoI 

has been primarily to progress design in order to keep the project moving forward, however other 

procurement activities, such as reserving plant, have also been undertaken. Once this business plan is 

approved, the value of any pre-contract expenditure by TWUK will be recovered through the issuing 

of a loan note. 

In addition to core construction activity, the contractor will also provide the following services; 

• Discharge of S106 post commencement planning conditions, BAPA and NHBC conditions 

 

• Securing agreements with utility providers as required 

 

• Liaison with construction stakeholders, such as Network Rail 

 

• Liaison with residents, working with the LBW and TWUK teams 

 

• Support for the JV’s employment and skills strategy 

A draft construction logistics plan has been prepared and reviewed with Wandsworth officers. That 

plan is due to be presented to residents on the 30th  of October and updated as necessary thereafter. 

Subject to the outcome of the resident’s meeting, Notices  are planned to be issued by Wandsworth 

officers advising residents of the potential 3rd December start on site, if the Housing Scrutiny and 

Executive Committees in November resolve to approve the phase. 

1.3 BLOCK C SALES STRATEGY 

The sales strategy for block C will be agreed in due course between the JV partners. 

1.4 BLOCK B DEVELOPMENT STRATEGY  
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The development of Block B is required to facilitate the delivery of Blocks 6 and 7, which sit in Phases 

1 and 4 respectively of the main scheme. The JV partners have agreed to allocate the costs of Block B 

to those later phases in the financial model as a land cost, and therefore it is possible to argue that 

Block B is not part of Phase 0 at all. However it is logical to deal with the issues surrounding Block B in 

this plan as any financial commitment is being made concurrently with blocks A and B, that it will be 

constructed under the same short term lease as Block A and under the same construction contract. 

In evaluating the justifiable contribution to Block B, the Council and the JV have assumed that Rule 5 

of Section 5 of the Land Compensation Act applies. Rule 5 provides that compensation for land 

affected by a CPO the use of which has no normal market value should be assessed on the basis 

“equivalent reinstatement”, i.e. the cost of reinstating that building elsewhere, as opposed to the 

usual market value approach. 

The application of this approach has been straightforward in respect of the Church, as the Council will 

simply build a new church of the same size at its, and therefore the JV’s, cost. The Church will be 

provided to a fitted out standard save for loose chattels which are to be relocated by the Church. The 

costs of the Church works shall be classified as CPO Costs pursuant to the CPOIA, and funded by the 

Council from its £25m CPO allocation. 

The discussion with the school has been much more complex, partly as it intends to significantly 

expand as part of the relocation, and partly as it has argued that in any event the new school would 

need to be significantly larger in order to meet modern educational standards. 

The JV will not be involved in fitting out the School as there is no fit out design which can be procured 

under the design and build contract. Fit out will therefore be carried out by the School as part of its 

own financial contribution to the expansion. 

Proposed financial arrangements for the School contribution are as follows; 

• The School will fund and carry out their fit out from their own resources 

• The School will provide a contribution towards the Shell of the school 

• The Council will fund as a CPO cost the element of the project costs which reflect the level of 

compensation likely to be due to the School under rule 5 of the Act, and in return shall receive 

a loan note from the JV  

• The JV will fund the balance of the costs of the project through its existing arrangements 

The ability to require Midgard to carry out the block B works survives until the end of December – 

thereafter the price and programme would require renegotiation. If an agreement with the School has 

not be reached by this time then the more likely approaches to progressing the relocation of the 

School would be that either an alternative site is procured or the project is restarted in 2021 when the 

Block B site is vacated. 

1.5 BLOCK A HANDOVER STRATEGY 

Block A has a target completion date of September 2020 in the draft construction contract. Handover 

arrangements under the contract will be identical for block C, with Bailey Garner carrying out a 

snagging exercise prior to the issue of the certificate of Practical Completion, but with Taylor Wimpey 

also carrying out its standard additional High Quality Inspection process. 

Two show apartments will be provided by Midgard at a date to be agreed to allow residents to view 

typical fixtures, fittings and finishes. Post handover the JV and Council will benefit from the normal set 

of contractor and design warranties. 

1.6  PROPERTY AND LEGAL MATTERS 
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Proforma long and construction only leases were agreed under the original Development Agreement, 

with a recognition that an updated version would be required on a phase or sub-phase. These 

updated, phase specific leases are broadly agreed, save for ongoing discussions in relation to the sales 

strategy. 

Title matters have generally been resolved and are considered to be a low risk to the progression of 

the scheme. 

• The required stopping up orders are ready to be made following resolution of an easement 

with SGN. 

 

• Possessory title has been secured on the ‘Lena Deane’ land and insurance can therefore be 

put in place to deal with this very minor risk. 

 

• Mines and minerals insurance has been put in place in respect of any unlikely claim by 

Network Rail 

The Council has adopted a policy of using its powers under Section 203 of the Housing and Planning 

Act to appropriate land where it is either self building or in a joint venture. Consultation notices have 

been distributed around the site to consult with residents as to the potential for using these powers 

in respect of this phase. Subject to that consultation, the Council intends to discuss at the FCROSC on 

the 22nd November making an appropriation order in respect of Phase 0 in line with its’ adopted policy. 

If the committee resolves to make the order, then any local landowners who believe they may have a 

claim for compensation for loss of value in their property arising from the scheme will need to 

demonstrate that loss. Landowners would be unable to secure injunctive relief for any perceived loss, 

securing the timely commencement of the phase. 

1.7 MEMBER’S RESOLUTIONS REQUIRED 

Contained within this plan are a number of specific measures which the JV partners are agreeing to 
undertake. These are tabulated below;  

In approving this business plan, the The JV partners agree: 

Ref: Resolution 

A That this business plan is approved and shall be the agreed business plan for phase 0 
until such time as it is updated as set out in the JV Agreements. 

 

B For the JV to enter in to a construction agreement on the basis set out the in the 
delivery section at 2.3 above in the form attached to this agreement. 

 

C That the JV shall enter in to the short lease in respect of blocks A and B and the long 
lease in respect of block C in the substantially agreed forms attached to this plan. 

 

D That the JV shall to enter in to the Network Rail Basic Asset Protection Agreement 
and NHBC warranty agreement subject to each individual Member entering in to a 
Deed of Guarantee for both. 
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E That the approved process for paying Community Infrastructure Levy is that the 
Council as freeholder shall pay CIL to the local planning authority in the first instance 
and that the JV shall indemnify the Council in respect of these CIL payments. The 
form of indemnity is attached to this plan. 

 

F That in respect of the title matters described in 1.7 above, the JV shall be entering in 
to the respective leases in the knowledge of such matters and will therefore waive 
the Title Condition in part in respect of those matters.  

 

G That the overall funding strategy for the wider scheme or Phase 0 has not yet been 
finalised and therefore the JV partners agree to defer the satisfaction of the funding 
strategy in respect of this phase. 

 

H That the JV partners agree to enter in to a Power of Attorney which grants the 
Development Manager a right to enter in to sales agreements and leases for plots 
within block C. 

 

I That the JV partners agree a definition of Permitted Dispositions and Private Rent 
Unit, to be confirmed. 

 

J That the JV partners agree to defer the requirement for an option agreement to be 
granted to the Council over the commercial unit contained within block C. The 
Council shall provide written confirmation waiving this requirement. As soon as the 
commercial unit in Block C is no longer required as a marketing suite or other non-
commercial purpose that may be agreed unanimously by the JV Board, the JV will 
grant the option to the Council. 

 

K That the The JV partners agree ground rents are to be raised under the block C plot 
lease, noting these are still being discussed by the respective teams. 

 
 

1.8 PROGRESS REPORTING AND UPDATING 

Reporting against this business plan will become a standing agenda item at each monthly JV Board 

meeting. Reports will be provided based on; 

• Health and safety 

• Construction progress on site 

• Monthly valuations and cost monitoring 

• Any construction contractual matters 

• Sales progress 

• Cashflow 
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• Third party matters 

• Statutory matters such as discharge of planning conditions 

• Upcoming milestones 

• Risks 

• Progress against the employment and skills plan 

• Communications and stakeholders 

Given the regular reporting arrangements above it is not anticipated that this plan itself will need 

formal updating as the project progresses. However it should be noted that there are matters which 

are not fully resolved at this time and will need to come forward for the approval of the JV partners in 

due course. Once approved an updated version of this plan may be issued incorporating those further 

resolutions if required by the JV partners. The outstanding issues are; 

• Final resolution on the progression of Block B 

• Comprehensive list of outstanding specification matters for Block A 

• Finalised change control process for Block A 

• Sales and marketing strategy 
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2. PHASE OVERVIEW 

2.1 PHASE PROGRAMME 

The target programme for the phase is included at Appendix C.  

2.2 KEY DEVELOPMENT MILESTONES.  

The following are the key milestones for the phase as extracted from the programme at Appendix C. 

These dates are subject to the approval of the Council at its November committees. 

Marketing suite opening date 19th November 2018 

Commitment to main contractor and start on site 3rd December 2018 

Sales launch date (UK) January 2019 

Sales launch date (overseas) TBC 2019 

Practical completion and handover 6th November 2020 

 

2.3 PHASE RISK REGISTER  

The phase risk register is included at Appendix D.  
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3. PROJECT ORGANISATION CHARTS 



 

11 
 

 

3.1 ORGANISATION CHART  

TWCL Joint Venture Team 

 

Jon Watson

Project Director

Nikhil Sehmi

Senior P.M

Tomiwa Oluade

Assistant P.M.

Tom Wooster

Project Manager

Ercan Baydur

Head of Commercial

Michael Brown

Commercial Man.

Aaron Donaghey

Asst. QS

Ben Bussy

Commercial Man.

Saqib Maqsood

Asst . QS

Sam Stanley

Senior Development 
Manager

Yasmin Rana

Sales Manager

Jennifer Blessing

Marketing Manager

Janie Man

Finance Analyst

Alan McInnes

Construction Man.

Georgina Roberts

Asst. Const. Man.

Heidi Perrin

Project  Coordinator

TBC

Admin Support
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LBW Joint Venture Team 

 

 

 

 

 

 

Philip Morris

Regeneration 
Project Manager

Michael Fitzgerald 
Regeneration 
Project Officer

Charlotte Hayley

Regeneration 
Team Manager

Crystal Haylock

Regeneration 
Project Assistant 



 

13 
 

 

3.2 SUMMARY OF ACTIVITIES AND RESPONSIBILITIES OF KEY PERSONNEL. 

The development management team at TWCL have or will provide the following key services; 

ACTIVITY LEAD TEAM 

Procurement of the professional team 
 

Commercial 

Delivery of a viable design 
 

Land / Projects 

Delivery of a viable planning permission, satisfaction of 
planning conditions and management of Section 106 
obligations 
 

Land 

Site assembly 
 

Land / Projects 

Production of tender documentation and Employer’s 
Requirements 
 

Projects / Commercial 

Procurement of a main contractor 
 

Commercial 

Management of quality, cost and programme during the 
construction phase 
 

Commercial / Construction 

Management of any contractual matters arising 
 

Commercial / Construction 

Snagging and defects management and contract close out 
 

Commercial / Construction 

Development of sales and marketing strategies 
 

Sales / Marketing 

Sales launch and management of the sales process 
 

Sales / Marketing 

Procurement of a management company 
 

Sales 

Conveyancing 
 

Sales 
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4. PHASE DELIVERY 

4.1 PLANNING STRATEGY  

Land North of Grant Road is the first phase of the Winstanley & York Road regeneration project, 

otherwise known as phase 0. This first phase consists of three individual buildings housing an 

affordable block consisting of 46 social rent units in BLOCK A, the Thames Christian College (“TCC”), 

Battersea Baptist Church (“BBC”) within BLOCK B, and a private residential tower consisting of 93 

Private Development (“PD”) units in BLOCK C. The planning scheme identified 64,552 sq ft of private 

Net Saleable Area (“NSA”) (an uplift of 4,167 sq ft NSA from the bid model).  

Detailed planning permission was granted on 1st August 2018, and the Judicial Review period expired 

on Thursday 13th September. The decision notice for this planning application is attached at Appendix 

E. 

The JV has a number of Section 106 (“S106”) obligations to fulfil at the relevant milestones outlined 

within the S106 agreement. Notable financial contributions are: 

• Cycle Hire Docking Station - £50,000 

• Initial carbon offsetting - £175,140 

• Local employment agreement - £100,000 

• Monitoring fee - £13,005.60 

Review Mechanisms 

Under the S106 agreement the JV will comply with 2 review mechanisms, an Early Stage Review 

(“ESR”) and a Late Stage Review (“LSR”). Given the imminent start on site the ESR will not be triggered, 

as the JV is commencing development within the 2 year window defined within the S106 agreement.  

The second review is the LSR, where the JV will submit achieved sales revenues (once 75% of units are 

sold) and the build contract to ascertain if the scheme has become more viable than as agreed within 

the S106. Should the scheme become more viable then a payment in lieu of affordable housing will be 

made to the Local Planning Authority (LPA) which will be split 60/40 in favour of the LPA.  

We do not anticipate that this will be triggered given that a scheme deficit is agreed at £14,917,730.  

Non Material Amendment 

Since the submission of the planning application in December 2017, the scheme was taken into stage 

3 design. The PD internal layouts have been further rationalised and maximised where possible. This 

design development through the stage 3 process has gained an additional 2,190 sq ft PD NSA since 

the planning scheme, thus totalling an overall PD NSA figure of 66,742 sq ft. 

Resulting changes in layout have been agreed in principle by the case officer at the LPA to be non-

material in nature and therefore a S96a application has been submitted to regularise the changes 

arising. This will include incremental daylight / sunlight analysis as requested by the LPA. 

Conditions 

There are 3 pre-commencement conditions of development (including site clearance and demolition) 

relating to ecology and tree protection which have been submitted to the LPA and are awaiting to be 

discharged. There are a further 12 pre-commencement conditions of development (other than site 

clearance and demolition) which are due to be submitted, to which we aim to have discharged by the 

end of October in accordance with the programme. 
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All remaining conditions relate to the commencement of the relevant elements of work and will be 

the responsibility of the Main Contractor to discharge. We will continue to further monitor the Section 

106 obligations and relevant payments due under the agreement. These are monitored by Montagu 

Evans, the planning consultant, and the phase zero project manager on a centrally held tracker. These 

are discussed weekly to confirm all positions.  

Community Infrastructure Levy (CIL) 

Under normal circumstances Social Housing Relief would reduce the CIL liability for the phase given 

the provision of affordable housing in block A. However given that the JV will not have a land interest 

in block A, it is unable to take account of the relief. It has been agreed with the CIL Officer and the 

planning authority that this is an unintended consequence of the JV agreements and they are 

supportive of putting in place arrangements to ensure that the normal reliefs are in place. 

Under the proposed arrangement we have requested that the Council as freeholder resolve to manage 

the CIL process. This would involve the Council both making CIL payments and also claiming relief on 

behalf of the JV. In turn the JV will refund the net CIL payments to the Council and to ensure that the 

Council has certainty of this we are offering to enter in to a deed of indemnity. This ensures that there 

is no risk to the Council of being unable to claim the money back from the JV. 

4.2 DECANT STRATEGY  

Phase 0 provides decant capacity for 46 existing Council units within block A. It is currently thought 

that tenants and possibly some leaseholders from Scholey House, Jackson House and Kiloh House 

would be relocated to the block, although the Council intends to approach this with flexibility in order 

to ensure it meets the requirements of the overall scheme phasing plan.  Providing this capacity is 

critical to the current overall decant strategy for the wider scheme. 

Two apartments will be provided in the block as show apartments for council residents with early 

access for viewings given to the residents who may be allocated a home in the block. The earliest date 

that these could be viewed is to be agreed with Midgard. These apartments will give tenants / 

leaseholders the opportunity primarily to view the quality of finishes within the apartments.  

4.3 INFRASTRUCTURE PLAN  

Guarantees 

The JV LLP is owned jointly by the London Borough of Wandsworth and Taylor Wimpey UK, who have 

responsibility for its liabilities. At this time however the LLP has a very weak covenant, and some third 

parties will require parent company guarantees to be put in place in order to contract with it. Such 

guarantees do not extend the LBW or TWUK existing obligations in practice, but assert them in a way 

that can be relied upon by these third parties. The parties in question are; 

• The NHBC, who will be providing warranties for the completed works to blocks A and C 

• Network Rail, who need to give their consent to works close to the railway and station 

property 

• UKPN, who have a strategic Extra High Voltage cable running close to block C, which must be 

protected 

In order to progress early discussions with these organisations, TWUK has directly entered in to 

agreements with them. However TWUK has also requested of the Council that once it has formally 

agreed to approve the JV progressing with the phase, that these agreements will novate to the JV. For 

this to happen Wandsworth and TWUK will need to guarantee the JV’s liabilities under the agreements 
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on a joint and several basis, and this in turn will require a deed of indemnity between the Council and 

TWUK to be entered in to. 

This process does not in effect give Wandsworth or TWUK any new liabilities, but is a necessary legal 

process to go through at least until such time that the JV has sufficient assets that it can contract with 

third parties without being guaranteed. The JV has therefore requested that the Council enter in to 

the agreements set out above. 

Network Rail 

Blocks B and C are adjacent to Clapham Junction station and approximately 12 metres from the 

nearest Network Rail (NR) asset. As a result of this there is a requirement to enter into a basic asset 

protection agreement (BAPA) as described above. 

There is no requirement for a BAPA on block A. The railway line is further than 30 metres from the site 

and is protected by an existing development.  

Highways 

There are three stopping up orders required for phase zero, one for each of the block. There were no 

objections raised for the stopping up orders for block A and C and these will be made shortly. An 

objection was raised by Scottish Gas Networks to one of the orders which is being resolved jointly by 

the Wandsworth and JV teams. 

A temporary traffic order will be required for the temporary closure of the western Thomas Baines 

stub as well. This is being progressed by the JV and consultant team and meetings are ongoing. 

A new highway to the west of block B will be constructed and adopted under Section 38 of the 

Highways Act on completion of the phase. 

CCTV 

A CCTV diversion is required on the footprint of block A which has been completed by Chromavision, 

the Councils CCTV provider and the owner of the cable.  

Heating 

A CHP will be installed within block C that will provide for both block C and block B via a connection. 

It will be owned and operated by the block C Management Company. Block A will have a standalone 

CHP system which will transfer to Council management once the block is complete. 

Gas 

There is a new gas connection to be made to all three blocks. Blocks A and C require this for their 

heating requirements and to power the CHP, whereas block B requires this for the school’s kitchen 

and for science classrooms. Block A’s connection will be from existing mains on Plough Road where as 

block B and C will come from existing mains on the junction of Grant Road and Winstanley Road. The 

contractor will be responsible for liaising with the statutory body for the final connection but a quote 

has been provided. Once the gas connection and meter locations are confirmed this will be developed 

further. 

Water 

Block A’s water connection will be from existing mains on Plough Road. Block B and C will be connected 

to existing mains on the Grant Road and Winstanley Road junction.  This will be a metered connection 
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to the below ground domestic water and wet riser system tanks. The contractor will be responsible 

for liaising with the statutory body for the final connection but a quote has been provided.  

Power 

Block A will have a new substation on its ground floor fed from existing UKPN HV cables. Block C will 

also have a substation on its ground floor and this will feed block B. This will be fed from existing main 

supplies within Grant Road. An application has been made so that payment can be made and an 

engineer appointed to the project to confirm the substation details.  The contractor will be responsible 

for liaising with the statutory body for the final connection but a quote has been provided. 

Drainage 

Rainwater will drain naturally from the buildings hardstanding areas into Grant Road and Thames 

Water sewerage system. Foul water will also connect with the existing Thames Water system. The 

predevelopment enquiry has been accepted by Thames Water. 

Street lighting 

Street lighting has been designed to conform with BS EN 13201, with LED street lighting columns.  

BT Openreach  

A new phone and broadband connection will be made to each block from existing street connections.  

Parking 

Parking for the development is set at 5%, the requirements for blue badge and disabled parking. This 
equates to two spaces at block A, five for block C and the reprovision of the church and schools existing 
parking. This consists of 14 spaces, two of which are for the school’s minibuses. 

Cycle parking is provided within all three blocks and externally to block B and C. There are 67 long 
term resident’s spaces for block A and 153 for block C. In addition, there are three external spaces for 
the block C commercial units. There are seven staff bicycle spaces provided within the courtyard of 
the school and 70 external spaces for the use of pupils and the public.  

The realignment of the Thomas Baines Road will lead to the loss of 14 TfL bicycle docking bays. This 
reduction is supported by TfL and agreed.  

4.4 MEANWHILE USES STRATEGY  

MUGA (Multi Use Games Area) 

There is an existing MUGA within the area proposed for Phase 0. This will need to be removed for the 

construction of Block B and the replacement MUGA. 

Originally it was intended to provision a temporary MUGA for the duration of the build. Many options 

have been tabled for the location of the temporary MUGA, however, given the constraints of the 

residents and stakeholders the only location was in the car park area on Thomas Baines Road, which 

brought about further issues and possible objections to the scheme. As a result, and following 

consultation with Council Officers The JV partners it was agreed that this was not a realistic 

proposition. Council Officers have undertaken consultation with local groups to agree alternative 

proposals for providing for the users of the pitch for the period awaiting the opening of the new 

facility.  

Work Match 
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At bid stage there was a proposal to construct a community hub which had been developed in tandem 
with input from WorkMatch a Council service providing training and opportunities for adult education 
and work placements. The proposal was based heavily on the provision of a temporary structure that 
can be revised and relocated within the development site.  
 
A temporary structure was selected due to the flexibility they provide, the opportunity for early 
delivery and on the basis that this is a proven approach previously used on similar schemes.  
 
However this proposal proved difficult to support due to the cost of the modular building. A new 

opportunity has arisen at a new location on Falcon Road and this is now believed to be the best option 

to house the new training centre for WorkMatch. Some works are required to enable this option, 

principally the redecorating and internal reconfiguration of walls and spaces, and the re-provision of 

accessible and mixed WCs. Subject to approval of the business plan, works could start as early as 

December 2018, though this needs further review and will be subject to the chosen procurement 

route, with construction predicted to take  approximately 6-7 weeks. 

Works are anticipated to cost c. £250,000 and an allowance has been made for a budget of 

£300,000,00 in this business plan.  

4.5 CONSTRUCTION AND LOGISTICS 

A construction and logistics plan has been agreed in principle between the JV and relevant teams within the 

Council and will be presented to residents before the commencement of works. It is attached at Appendix F. 

Regular progress meetings will be held with Midgard co-ordinated by Bailey Garner and the TW construction 

team and with Council officers in attendance.  
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5. COUNCIL SPECIFICATION  

There are a number of key issues to be formally resolved relating to Block A, for which processes are 

being developed for agreement between the partners. These are; 

• Clarification of any specification matters pre-contract 

• Clarification of any specification matters post-contract 

• Process for instructing specific fit out matters to meet individual need and choice 

• Process for managing change 

Meetings are ongoing in relation to these matters and final process will be presented to the JV 

partners for formal agreement in due course. 
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6. EMPLOYMENT AND SKILLS PLAN  

The Section 106 Agreement for the phase is drafted as a Local Employment Agreement, which requires 

the production of an Employment and Skills Plan to be agreed by the Council’s employment team and 

implemented thereafter. The plan will, amongst other things; 

• Recognise the Council as the principal agency through which local employment activity should 

be co-ordinated 

• Recognise that helping local people find work and improve their skills is a shared objective 

between the JV and the Council 

• Work to maximise such opportunities for Wandsworth residents 

A consultant, Kate Chester, has been employed by the JV in order to prepare the Employment and 

Skills Plan pursuant to the S106 Agreement and it is proposed that upon agreement by the Council in 

their role as the Local Planning Authority, this plan is also adopted by the JV as the agreed Employment 

and Skills Plan for the purposes of this business plan. 

The plan will, amongst other activities, include; 

• The completion of the new Workmatch facilities at Falcon Road 

 

• The provision of JV resources to ensure a co-ordinated approach to identifying employment 

and skills opportunities arising from the development and liaising with Workmatch and other 

stakeholders in order to match local people with those opportunities 

 

• Skills forecasting such that a proactive approach to training provision can be developed 

 

• Working with Workmatch to identify funding opportunities, including apprenticeship 

opportunities 

 

• An agreed list of specific activities to be undertaken by Midgard 

 

• The creation of a JV trainee programme to employ a resident of the estate to be trained as a 

project manager working on scheme. 

 

• The creation of an education programme, where school age young people can learn about the 

regeneration of the estate and the kinds of career opportunities that it will create. 

 

• A monthly Employment and Skills progress meeting to be attended by Workmatch, a 

representative from the Regeneration Team from  the Council and a representative from the 

TW delivery team. 

A series of meetings will be held during October and November so that the plan can be developed 

ready for formal submission to the Council and adoption by the JV. 

 

 

 

  



7. FINANCE  

Further detail on the financial model will be provided to Council Members in a separate report
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APPENDIX A- REDLINE PLAN FOR PHASE 0 
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APPENDIX B- KEY PLANS FOR THE PHASE 

B.1.1 Block A ground floor plan 

B 1.2 Block A typical floor plan 

B 1.3 Block A typical section 

 

B 2.1 Block B ground floor plan 

B 2.2 Block B typical floor plan 

B 2.3 Block B typical section 

 

B 3.1 Block C ground floor plan 

B 3.2 Block C typical floor 

B 3.3 Block C typical section 
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Building Control:
Comment if nib less than
300 is acceptable as
and there is an alternate
means of entry. Structural Engineer:

To allow for wide
foundations allowing the
wall to move up 300mm if
required for larger door
widht/nib.

Structural Engineer:
To confirm if secondary
structure is required to
support brick wall to
Refuse/PE store

Specialist:
To ensure stacked doors
based on no. of leaves
allow 1500mm to bottom of
ramp

Structural Engineer:
To provide secondary structure to
support double height partition and
folding screen.

Specialist:
To comment on width of
stage opening required
based on viewing angle.

ID + DT:
To review detail and allow

for design as required.

ID + DT:
To review detail and allow
for design as required.

Structural Engineer:
To review interior designers
detail and allow for
additional support as
required.

Updates since last Issue

RESIDUAL RISK ASSESSMENT
Wherever possible, risk is designed-out of this
proposal during the design process. Where this
is not possible, the risk will be minimised.
Please refer to HLM Project Hazard Register
and relevant Residual Risk Record.

Comments required from
design team
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This information is preliminary for coordination only and is
representative of the Stage 2 design received from 3rd parties.

The information is released to allow design team comment and
coordination and does not constitute a completed design.

Layouts, penetrations, structural elements and wall thicknesses are
subject to change through the design development process.
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Updates since last Issue

RESIDUAL RISK ASSESSMENT
Wherever possible, risk is designed-out of this
proposal during the design process. Where this
is not possible, the risk will be minimised.
Please refer to HLM Project Hazard Register
and relevant Residual Risk Record.

Comments required from
design team
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This information is preliminary for coordination only and is
representative of the Stage 2 design received from 3rd parties.

The information is released to allow design team comment and
coordination and does not constitute a completed design.

Layouts, penetrations, structural elements and wall thicknesses are
subject to change through the design development process.
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subject to change through the design development process.
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COLUMN SCHEDULE

REF SIZE (mm)

C01 550x550 RC COLUMN

C02 600 DIA RC COLUMN

C03 500x225 RC COLUMN

C04 600x350 RC COLUMN

C05 375x375 RC COLUMN

C06 400x400 RC COLUMN

C07 750x750x325 L SHAPED COLUMN

C08 1500x325 RC COLUMN

C09 1000x225 RC COLUMN

C10 1500x225 RC COLUMN

C11 300x300 RC COLUMN

C12 625x625x225 L SHAPED COLUMN

C13 900x225 RC COLUMN

C14 1250x225 RC COLUMN

C15 800x225 RC COLUMN

C16 575x575x225 L SHAPED COLUMN

C17 600x225 RC COLUMN

C18 750x350 RC COLUMN

C19 1750x300 RC COLUMN

C20 1000x1000x225 T SHAPED
COLUMN

WALL SCHEDULE

REF. SIZE (mm)

W01 250mm RC WALL
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APPENDIX C – TARGET PHASE PROGRAMME



Activity ID Activity Name Start Finish Original
Duration

Winstanley & York Road Estate Regeneration - LIVE ProgrammeWinstanley & York Road Estate Regeneration - LIVE Programme01-Aug-18 28-Aug-20 520

Phase 0 - Block B, Block C, Block APhase 0 - Block B, Block C, Block A 01-Aug-18 28-Aug-20 520

Phase 0 - NewPhase 0 - New 01-Aug-18 28-Aug-20 520

PlanningPlanning 01-Aug-18 01-Oct-18 42
Planning DecisionPlanning Decision 01-Aug-18 13-Sep-18 30

A2760 Planning Permission Secured - Phase 0 01-Aug-18* 0

A2780 Judicial Review Period 02-Aug-18 13-Sep-18 30

A32840 Permission Secured Free From Challenge - (End of JR) - Phase 0 13-Sep-18 0

Planning Conditions and ObligationsPlanning Conditions and Obligations 24-Sep-18 01-Oct-18 6
A31880 Contractor Prepare Pre-Start Conditions 24-Sep-18 01-Oct-18 6

A2810 Final Approval of Pre-Commencement Applications Received 28-Sep-18 0

ProcurementProcurement 06-Aug-18 02-Oct-18 40
Phase 0 Main Contractor Procurement - Single Stage Design & Build w/ Stage 4 As VariationPhase 0 Main Contractor Procurement - Single Stage Design & Build w/ Stage 4 As Variation21-Sep-18 01-Oct-18 6

ITT PhaseITT Phase 21-Sep-18 01-Oct-18 6
A31131 Contract Award - Phase 0 Main Works Contractor (Issue LOI) 21-Sep-18 0

A30830 Main Works  Contract Mobilisation Period 24-Sep-18 01-Oct-18 6

Sales & Marketing Suite Fit-Out ArchSales & Marketing Suite Fit-Out Arch 06-Aug-18 02-Oct-18 40
Fit Out & Pre-LaunchFit Out & Pre-Launch 06-Aug-18 02-Oct-18 40

A42460 Sales & Marketing Fit-Out 06-Aug-18* 17-Sep-18 30

A42470 S&M Run Information Centre / Soft Sales Start 18-Sep-18 01-Oct-18 10

A42490 London Sales Launch 02-Oct-18 0

ConstructionConstruction 01-Oct-18 28-Aug-20 479
A42540 Phase 0 Construction 01-Oct-18 27-Aug-20 478

Block ABlock A 01-Oct-18 28-Aug-20 479
A12100 Block A - Construction Period 01-Oct-18 28-Aug-20 479

Block BBlock B 01-Oct-18 29-May-20 414
A12080 Block B (TCC & BBC) - Construction Period 01-Oct-18 29-May-20 414

Block CBlock C 01-Oct-18 28-Aug-20 479
A12090 Block C - Construction Period 01-Oct-18 28-Aug-20 479

J J A S O N D J F M A M J J A S O N D J F M A M J J A S

2018 2019 2020

28-Aug-20, Winstanley & York Road Estate Regeneration - LIVE Programme

28-Aug-20, Phase 0 - Block B, Block C, Block A

28-Aug-20, Phase 0 - New

01-Oct-18, Planning
13-Sep-18, Planning Decision

Planning Permission Secured - Phase 0

Judicial Review Period

Permission Secured Free From Challenge - (End of JR) - Phase 0

01-Oct-18, Planning Conditions and Obligations
Contractor Prepare Pre-Start Conditions

Final Approval of Pre-Commencement Applications Received

02-Oct-18, Procurement
01-Oct-18, Phase 0 Main Contractor Procurement - Single Stage Design & Build w/ Stage 4 As Variation
01-Oct-18, ITT Phase

Contract Award - Phase 0 Main Works Contractor (Issue LOI)

Main Works  Contract Mobilisation Period

02-Oct-18, Sales & Marketing Suite Fit-Out Arch
02-Oct-18, Fit Out & Pre-Launch

Sales & Marketing Fit-Out

S&M Run Information Centre / Soft Sales Start

London Sales Launch

28-Aug-20, Construction
Phase 0 Construction

28-Aug-20, Block A
Block A - Construction Period

29-May-20, Block B
Block B (TCC & BBC) - Construction Period

28-Aug-20, Block C
Block C - Construction Period

Winstanley York Road Estate Regeneration - LIVE Programme 28-Aug-18 12:46

Remaining Level of Effort

Actual Work

Remaining Work

Critical Remainin...

Page 1 of 1
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APPENDIX D – PHASE RISK ASSESSMENT 



2

Taylor Wimpey Central London

Winstanley & York Road 

Risk Register

Ref. 

No.
Risk Type Phase Risk Description
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C
o

s
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R
is

k
 V

a
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Mitigating Action
Expenditure to date 

/Mitigating Cost
Outstanding Actions Target Date

98 Project Risk - Planning Phase Zero Judicial Review of planning consent or other. Open 21-Jun JV L VH 40

Minutes /  actions are taken and signed by 

planning officer.

Legal review of planning applications and EIA.

Procedurally careful. 

Recording preapps etc. 

Minutes to be taken and signed off.

Pinsents have been instructed to undertake 

review

Reviewing of title. Meeting with R Smith, SS  

& SB to discuss strategy.

Philip and Charlotte to review land register

114 Project Risk - Design Phase Zero Agreement of design for church and school. Open 21-Jun JV / DT M M 40
Numerous meetings held, most of design 

signed off.

139 Project Risk - Works Phase Zero
Network Rail asset protection agreement to be reached prior to 

start on site.
Open 13-Feb JV M H 50

On going discussions with NR, drafting of 

BAPA agreement 

141 Project Risk - Design Phase Zero
Failure to agree TCC heads of terms delaying agreement of 

scope of works and contract placement
Open 13-Feb JV / DT VH M 60

Communication with school and forecast of 

costs to be provided.

142

Project Risk - Planning

Phase Zero
Potential to start on site without NMA granted. NMA cannot be 

issued without JV having interest in site.

Open 05-Sep JV H M 50
Exploring options to submit NMA early

31-Aug

142 Project Risk - Works Phase Zero
UKPN APA to corner of Winstanley Road and Grant Road if 

high voltage cables are within the required minimum area.
Open 29-Aug TWCL M M 40

Trial holes are being undertaken to determine 

distancefrom block C to the high voltage cable.
27-Jul

143 Project Risk - Works Phase Zero Failure to sign delivery agreement with church Open 11-Dec TWCL M M 40
WBC and lawyers are in touch and managing 

the church and the relationship with.

144 Project Risk - Works Phase Zero
Failure to discharge all pre commencement plannining 

conditions required prior to start on site.
Open 11-Dec TWCL M H 50

Working with ME and consultants to submit. Of 

pre-start / pre-piling all but one are submitted to 

VL

L

M

H

VH

PROBABILITY / IMPACT GRID

VERY HIGH 20 40 60 80 100

HIGH 18 32 50 75 80

MED 12 25 40 50 60

LOW 10 16 25 32 40

VERY LOW 5 10 12 18 20
PROBABILITY SCORE:  The 

probability of the Risk 

occuring on this project

VERY LOW LOW MED HIGH VERY HIGH

IMPACT SCORE:  The impact on the project should the risk occur

30 Risk Threshold

PROBABILITY SCORE

IMPACT SCORE
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APPENDIX E- PHASE 0 PLANNING DECISION NOTICE 
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APPENDIX F – LOGISTICS PLAN



November 2018

PHASE 0
UPDATE

The project is the first phase of the 
Winstanley and York Road estate 
regeneration scheme. A planning 
application for the phase was submitted 
in 2017 by the project team, Winstanley 
and York Road LLP, which is a joint 
venture between Wandsworth Council 
and Taylor Wimpey. The phase was 
approved by Wandsworth’s Planning 
Committee in the Spring of 2018 and 
since then the team have procured 
Midgard as the main contractor for the 
project. The team are now planning to 
start on site in December.

Phase 0 comprises of:

-  Initial demolition of existing garages & games 
area (blue pitch) and removal of trees

-  Block A: Seven Stories (46 apartments)

-  Block B: Five Stories (School and church)

-  Block C: 19 Stories (93 apartments)

-  Construction of a new temporary road linking 
Thomas Baines Road to Grant Road via Weekly 
Square 

-  Reconfiguring the road layout for Thomas 
Baines Road to create a new one way street 
from Grant Road. 

Block A - New council  
housing building on  
Grant Road/Plough Road
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Scale: NTS

Blocks A, B & C

A B
C

Midgard are the main contractor for phase zero of 
the Winstanley & York Road Regeneration project 
employed by Taylor Wimpey Central London and 
Wandsworth Borough Council in a joint venture.  

They bring integrated construction solutions on 
behalf of the JRL Group. 

ABOUT MIDGARD

Start date: 3rd December 2018 (subject to 
Council approval)
Duration: 91 weeks
Target end date: September 2020

DATES AND PROGRAMME

KEY CONSIDERATIONS FOR 
THE CONSTRUCTION TEAM
-  Maintain access to Thomas Baines Road for  

existing residents 

-  Minimise disruption to vehicle, cycle and  
pedestrian traffic

-  Minimise impact on permit holder and public 
car parking on Thomas Baines Road 

-  Create a set up that allows for a safe 
construction for public and workforce

-  Segregate works from the public

-  Maintain green space

Gate 3, New entrance 
(Wandsworth Council)
Boris bikes removed and drop 
kerb  required by 31st Dec

Gate 6 Block C

Block B

Block A

GENERAL SITE SET UP
OPTION 2
25.10.2018
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G
H
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AD Gate 5

Traffic marshall

Turning zone 1, 
8 parking spaces 
to be suspended

TC 1

TC 2

TC 3

Pedestrian access 
maintained. Cycles 
to dismount in this 
area. Temporary 
closure required for 
permanent works

HOARDING LINE 

LANDSCAPE - Date TBC

WELFARE FACILITIES (Offices, canteen, drying 
room, toilet block, smoking area to road site)

Gate 4

Storage area

Pedestrian 
access

Gate 3A

Gate 2

Gate 1, New entrance 
(Wandsworth Council)
Boris bikes removed and drop 
kerb  required by 31st Dec

Zone 6 - 
Sendall Court 4 

2 

3m

Weekley Square 
reconfigured with 
8 parking spaces

Pedestrian 
tunnel

Turning zone 3,  
4 parking spaces 
to be suspended

2 parking 
spaces added

2 parking 
spaces added

Zone 4 - 
Weekly Square

Turning zone 2, 
7 parking spaces 
to be suspended

Welfare relocated to 
building after circa 6 
months and greengrass 
returned 

Unloading Area

Storage area

Unloading Area

Unloading Area

Midgard to 
maintain 3,7m 
from wall to 
temporary fence

Changes Around Block A/Closure of Thomas 
Baines Road

-  The hoarding line is in close proximity to the 
cycle lane, therefore, there will be a temporary 
closure required to the cycle lane. Cyclists will 
dismount in this area. 

-  Block A’s building line lies on the footpath and 
road of Thomas Baines road. Therefore there is 
to be a road closure to the west end of Thomas 
Baines Road until September 2020 period.

-  Hoarding will be used to secure and segregate 
the site from the public.

-  This road will be used by Midgard to unload 
deliveries. Gates will be constructed to control 
the traffic and to secure the site. This will be 
controlled by a traffic marshall when used. 

-  To maintain waste collection, turning zone 1 
has been created so refuse vehicles can reverse 
onto Thomas Baines Road. Consequently, 
eight parking spaces on the highway will be 
suspended.  



View 
towards 
Block C - a 
landmark 
tower

Parking Implications

Zone Council Public Total
One 0 8 8
Two 0 7 7
Three 0 2 2
Four 0 0 0
Five 53 0 53
Six 6 0 6

Gate 3, New entrance 
(Wandsworth Council)
Boris bikes removed and drop 
kerb  required by 31st Dec

Gate 6 Block C

Block B

Block A

GENERAL SITE SET UP
OPTION 2
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room, toilet block, smoking area to road site)

Gate 4

Storage area
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access

Gate 3A
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Gate 1, New entrance 
(Wandsworth Council)
Boris bikes removed and drop 
kerb  required by 31st Dec
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Weekley Square 
reconfigured with 
8 parking spaces

Pedestrian 
tunnel

Turning zone 3,  
4 parking spaces 
to be suspended

2 parking 
spaces added

2 parking 
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Zone 4 - 
Weekly Square

Turning zone 2, 
7 parking spaces 
to be suspended

Welfare relocated to 
building after circa 6 
months and greengrass 
returned 

Unloading Area

Storage area

Unloading Area

Unloading Area

Midgard to 
maintain 3,7m 
from wall to 
temporary fence

Changes around Weekley Square and closure  
of bays in Weekley Square

-  Access to Thomas Baines Road will be via the 
Grant Road car park into Weekley Square.

-  Temporary access for the duration of the 
project will be through the Grant Road car 
park, northbound to the Weekley Square car 
park and onto Thomas Baines Road (as shown 
on the image on the left).

-  Due to the one way direction of travel through 
Weekley Square, eight parking spaces will be 
reconfigured to facilitate this route (as shown 
in the image).

-  Nil parking spaces lost.

Closure of bays on Thomas Baines Road 

-  Turning zone 2 will be used for refuse waste 
collection lorries to turn to and from Weekley 
Square to Thomas Baines road. Therefore, 
seven parking spaces will be suspended. 

Grant Road Car Parks 

-  The west end of the Grant Road car parks will 
be used for storage area, and the west end will 
be used for office space and welfare facilities. 

-  Two additional parking spaces will be created 
for private use on the east end (shown on the 
image).

The scheme delivers 139 homes, of which 46 are 
new Council homes for some of the residents 
moving from Scholey House, Kiloh Court and 
Jackson House. These new homes are delivered 
on underused car parking areas, which results in a 
loss, at the end of the development of 66 Parking 
Regulation scheme (PRS) bays on Grant Road.

In addition to this, there is the temporary loss of 
59 housing regulation scheme parking bays and 
23 unrestricted bays on the highway of Thomas 
Baines Road during the construction period.
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Do not scale from drawings unless by agreement with HTA. Use figured dimensions only.
Check all dimensions on site prior to commencing the works. Drawing to be read in
conjunction with other relevant consultant information.

This drawing is the copyright of HTA Design LLP and must not be copied or reproduced in
part, or in whole, without the express permission of HTA Design LLP.
Drawing to be read in conjunction with outline specification.

Notes: Legend
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E 10.11.17 DPV Block 15F Ground floor updated
F 01.12.17 DPV Spaces colour-coordinated, Landscape Updated
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1B2P
2B3P
3B4P

Commercial: D1/A1-4/B1
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-  A new road will be formed linking Grant Road 
and Thomas Baines Road. This will be going 
through the current multi use games area. This 
road will be open to one way traffic only. 

-  TFL cycle hire on Grant Road will be removed by 
31st December 2018.

-  Turning zone 3 will be used for vehicles and 
refuse waste collection vehicles to reverse and 
return onto Thomas Baines Road west end. 
Therefore, four parking spaces are suspended, 
two parking spaces are added. 

-  Refuse waste collection lorries will reverse  
into gate six.

-  Pedestrian access from Grant Road to Thomas 
Baines Road is maintained (highlighted in green 
on image). 

-  Block C hoarding (shown in the image as a  
red line).

-  Pedestrian tunnels will be used to maintain 
access to Grant Road.

-  Car park opposite Sendall Court on the east end 
of Grant Road will be permanently suspended as 
Block C and the new multi use games area will 
be built over it. 

-  New gates will be formed off Grant Road to 
access the site. This will keep the site traffic 
away. from Thomas Baines Road. 

CONTACT
Site operating hours: 
Monday – Friday 8:00am – 6:00pm.

Security:
24 hours security will be patrolling the site for the 
duration of the project

In case of emergency: 
Resident liaison officer: Matt White  
Matt is your first point of contact. His working hours 
are Monday to Friday 8:00am-6:00pm. 
Matt White: 07909 744 088 

Email: Enquiries@winstanleyyorkroad.co.uk
Please contact Wandsworth Emergency Control  
on 020 8871 7490, outside of these hours. 

Closure around Block B

Block C

Layout of Block B and C
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