A9
THE ROYAL BOROUGH OF KENSINGTON AND CHELSEA
HOUSING AND PROPERTY SCRUTINY COMMITTEE – 18 MARCH 2019
REPORT BY THE DIRECTOR FOR CORPORATE PROPERTY
37 PEMBROKE ROAD OFFICES REFURBISHMENT
ESSENTIAL INFRASTRUCTURE IMPROVEMENTS
05401/19/K/AB
This report provides the Committee with the opportunity to comment on the decision
to approve additional funding for the refurbishment and enhancement of the existing
office areas and staff facilities at 37 Pembroke Road, W8, which will be put to the
Leadership Team meeting on 27 March 2019.
FOR COMMENT
1.

INTRODUCTION

1.1 The attached decision will seek the Leadership Team’s approval for the allocation
of additional funding for the refurbishment and enhancement of the existing office
areas and staff facilities which are in a very poor condition at 37 Pembroke Road,
W8 to include essential replacement of the building’s infrastructure, accessibility,
staff facilities (showers and changing rooms) and provide additional office space
capacity.
1.2 The decision explains that four options have been considered depending on the
scope and cost of refurbishment and that this has been compared with the benefit
of relocating various stakeholders against the cost of renting suitable premises.
1.3 The Leadership Team will be recommended to approve Option No.4 which will
create the required additional capacity at 37 Pembroke Road and bring the
mechanical, electrical and life safety services areas including the worst office and
circulation areas up to an acceptable standard.
2.

RECOMMENDATIONS

2.1 The Scrutiny Committee is invited to refer comments on this report to the 27
March 2019 Leadership Team meeting.
FOR COMMENT
Richard Egan
Director of Corporate Property
Background papers used in the preparation of this Report: None
Contact officers:

Mr G Parks, Capital Programme Manager
guy.parks@rbkc.gov.uk ext: 020 7361 3665

1

Executive Decision Report
Decision maker and
date of Leadership
Team meeting or (in
the case of
individual Lead
Member decisions)
the earliest date the
decision will be
taken

Leadership Team

Report title

37 PEMBROKE ROAD OFFICES REFURBISHMENT ESSENTIAL INFRASTRUCTURE IMPROVEMENTS

Reporting officer

Richard Egan, Director of Corporate Property

Key decision

Yes

Access to
information
classification

Public (Part A) with Confidential/Exempt (Part B) Appendix

27 March 2019
Councillor Mary Weale
Lead
Member
for
Modernisation

Finance

and

Forward Plan reference:
05401/19/K/AB

[Information relating to the financial or business affairs of any
particular person (including the authority holding that information)]

1

EXECUTIVE SUMMARY

1.1

This report seeks the Leadership Team’s approval for the allocation of additional
budget provision for the improvement of the existing office areas and staff
facilities which are in a very poor condition at 37 Pembroke Road, London, W8
to include essential replacement of the building’s infrastructure and also provide
additional office space capacity for staff including Housing Management.

1.2

Funding has previously been approved by the Leadership Team on 11th July
2018 from Special Projects Reserve for enabling works including new furniture
and a cosmetic refurbishment. A further study by a team of external architects
and engineers has concluded that there are serious shortcomings with the
mechanical, electrical, life safety services and accessibility of the building and
this will require additional funding as set out in the report.

1.3

As part of the 2019/20 Budget Setting process, a further bid has been submitted
for inclusion in the Capital Programme that will allow Housing Management to
be relocated to the building, complete the minimum level of upgrades to
essential mechanical and electrical elements and provide a new lift to address
accessibility issues. The proposal in this report for an increase in the capital
budget will provide for completion of additional important mechanical and
electrical works, improvements to the building’s infrastructure and increase the
workspace capacity of the building.
RECOMMENDATIONS

2

2

2.1

The Leadership Team is recommended to confirm agreement to progress
Option 4 as laid down in this report and the Confidential Appendix B.
Alternatively the Leadership Team are asked to select an alternative option for
progression.

2.2

Confidential/exempt information is contained in the part B appendix as it details
information relating to the financial or business affairs of any particular person
(including the authority holding that information).

2.1

The information is also exempt due to commercial confidentiality.

2.2

The Leadership Team is recommended to approve the required additional
funding for the refurbishment and enhancement of the office and circulation
areas at the Council Offices, 37 Pembroke Road, London, W8.

2.3

The Leadership Team is also recommended to delegate authority to approve
the award of any associated contracts to the Director of Corporate Property in
consultation with the Lead Member for Finance and Modernisation.
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REASONS FOR DECISION

3.1

This decision is required so the Council can return unused office areas to full
occupation as well as upgrade and refurbish other areas that are currently
occupied but not fit for purpose, renew toilet and shower/changing facilities and
circulation space in order to meet the needs of additional staff as part of an
overall office reconfiguration programme. The proposed works will bring the
building to required working environment standards including upgrading
mechanical, electrical, access and life safety plant and equipment.

3.2

Under the proposed break-up of the shared services at the end of 2019 between
LBHF and RBKC, there will potentially be rationalisation and reorganisation of
staff at 37 Pembroke Road. There is also a requirement to accommodate the
Housing Management staff (ex TMO), and provide for other upcoming staff
accommodation needs.

3.3

Housing Management staff are currently located in privately rented office
accommodation, and the rental cost will be saved by bringing them into
Pembroke Road. They also require parking facilities, which can be provided at
no cost at Pembroke Road.

3.4

Under the current version of the Council’s approved Capital Strategy, key
principles for capital investment include:




To maximise the beneficial use of the Council’s existing assets. To maintain
and refurbish those assets economically, having regard to all relevant costs
and income over the asset life cycle.
To identify opportunities for delivering improvements to the Borough’s
assets and infrastructure in partnership with other organisations and
agencies.
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To help ensure the most cost-effective use is made of existing assets. To
identify and seek to minimise under-use and dispose of surplus assets
promptly to best advantage.

3.5

The recommendations made within this report align with these key principles.
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BACKGROUND

4.1

Since 2010, as part of its ‘Strategy to 2020,’ Corporate Property have
undertaken several projects which have allowed the office estate to be
consolidated around key sites at Malton Road, Kensington Town Hall and
Chelsea Old Town Hall.

4.2

As part of the above ‘Strategy to 2020,’ the Council offices at 37 Pembroke
Road were due to be demolished as part of a major regeneration scheme.
Accordingly, due to the perceived limited life-span, the building has not received
any significant investment for a considerable length of time. This has left the
Council with an office space which is in a poor condition, poorly laid out and
which does not promote a modern, efficient working environment. See Appendix
A for photographs showing the existing condition of the building.

4.3

The Pembroke Road major regeneration project was cancelled following the
Grenfell tragedy and opposition from local residents, and the building will remain
in the Council’s operational portfolio for the foreseeable future and certainly the
next 20 years. There is a possibility that the depot area at the rear of the building
may be redeveloped, which might include the annexe. Therefore, only minimal
short-term works are therefore proposed to the annexe.

4.4

The building also contains changing/shower accommodation for the cleaning
and refuse collection workforce, and for the parking enforcement staff, which
has not been adequately refurbished since the building was constructed in
1973. These areas are not fit for purpose. This project will solve the problems
associated with these spaces. Currently these facilities are used mainly by
external contractors engaged by the Council for delivery of services. These
service contracts are current, and contract commissioners will be encouraged
to seek better value when they are renewed based on the improved facilities.

4.5

There is a stark contrast in the standard of accommodation between Pembroke
Road and Kensington Town Hall and following the cancellation of the
development project, staff based at Pembroke Road have become increasingly
concerned about the quality of office provision and other facilities.

4.6

Since the Grenfell tragedy there has been an unprecedented call for operational
office space with significant numbers of staff being recruited. This call for space
has been exacerbated by other short and long term operational space
requirements including accommodation for returning staff as a result of the TriBorough break up, space for teams dealing with the managed services project
and a requirement to bring former TMO staff back into the Corporate estate.
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4.7

Kensington Town Hall is now at capacity, and cannot accommodate teams
based there adequately and the former ‘break-out’ areas have had to be fittedout with desks so as to meet the increasing demand.

4.8

Asset Management’s assessment of needs for office accommodation does not
expect any significant changes to staff numbers in the short term, other than the
need to accommodate Housing Management. There are presently several
projects or initiatives which have an effect on workspace numbers but none are
seen as significant in themselves at present.
1. The reduced call on workstations in KTH specifically related to Grenfell
support. This reduction is relatively small in number, less than 50, and these
will be backfilled by existing teams who have operated at less than 7/10
ratios for a while. This reallocation is currently being implemented.
2. The revised contract arrangements for TFM. Whilst space in B118 at KTH
currently occupied by Amey will become available, it is anticipated that this
will be backfilled by the need to bring some of the facilities management
functions back in house.
3. Recruitment and rearrangement across Corporate Finance. Relatively
small numbers which will be accommodated by internal rearrangements
associated with 2 above.
4. The disaggregation of the shared services contracts. This has the potential
of a more significant impact but the numbers transferring between Councils
is not understood fully at present. The current working assumption is that
the overall net effect can be managed within the existing property portfolio.
Any spare workstation capacity created within the project at Pembroke
Road would add some comfort to this assumption.
5. Malton Road will also be affected by the incoming Housing Management
needs and will also be full.
6. Chelsea Old Town Hall has a very limited additional capacity (c30
workstations) – this space is presently being proposed as an income
generation possibility via subletting.

4.9

Should a reduction in staff numbers occur, there is a potential for income
generation at Pembroke Road by sub-letting the space. As the space is being
reconfigured in a flexible way, this may well be possible by grouping staff
numbers and external areas for subletting into different areas. Anticipated
income levels are outlined in the Confidential Part B appendix

4.10

It is anticipated that, with the introduction of modern furniture and the repurposing and improvement of currently unused areas, Pembroke Road could,
under Option 3, provide an additional capacity of around 125 workstations
providing for approximately 175 additional staff based on a 7:10 desk to staff
ratio). Option 4 allows an additional 155 workspaces providing for 217 staff
using the same ratio.
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4.11

The additional capacity created by the works will initially be used to
accommodate the Housing Management staff (formerly known as TMO), who
are currently based in two privately-owned leasehold properties. Moving staff
from these buildings and terminating leases will generate significant revenue
savings on costs of rent and running costs for those two sites. Further detail on
the savings arising are included in the Confidential Part B Appendix to this
report.

4.12

Following the Leadership Team decision on 11th July 2018, a feasibility study
and detailed condition survey has been carried out by a team of architects and
engineers. Discussions have been held with the staff currently at Pembroke
Road This exercise has concluded that there are serious shortcomings with the
mechanical, electrical, life safety services and accessibility of the building. The
cost of the required works under various options to rectify these shortcomings
in the building has been assessed by a quantity surveyor, and this has been
included in the costs outlined in Table 1 below and in the Confidential Part B
Appendix.
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PROPOSAL AND ISSUES

5.1

It is proposed that occupied areas at Pembroke Road are improved by
enhancing the working environment to make the office and circulation space
compliant with Building Regulations. The existing office areas which are in the
worst condition will require a series of aesthetic and functional improvements
(new ceilings, carpets, re-decoration, new furniture and new kitchen/toilet
facilities). In addition, new electrical supplies, lighting and renewal of the heating
and ventilation will be required.

5.2

This project will allow the Council to satisfy future office accommodation
requirements within its own estate without the need to purchase or lease
property from the open market. This will also allow for existing office areas which
are in the poorest condition to be improved and re-furnished to an appropriate
standard.

5.3

This project will also address a number of internal condition issues, including
infrastructure and core mechanical and electrical items including
heating/cooling/ventilation/window replacement.

5.4

The existing original 1973 single glazed painted timber framed windows are
deteriorating. New windows will provide thermal insulation, reduce solar gain,
eliminate condensation, and prevent pollution and road noise from affecting
staff.

5.5

These improvements will provide an equivalent standard of accommodation to
Kensington Town hall, improving staff conditions and retention, and allowing
staff to serve the community well.

5.6

The work to be undertaken as part of this project within the main building will be
coordinated with necessary infrastructure improvements. The work will be
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carried out in a phased manner so that the existing occupants can remain in the
building, moving as each phase is completed.
5.7

No significant increase in running costs is anticipated as a result of this project.
Any increase through greater energy usage etc. will be met from within existing
budgets. Every effort will be made to select and install more efficient plant and
equipment with a reduced negative effect on the environment.
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OPTIONS AND ANALYSIS

6.1

A detailed break-down of estimated costs associated with the various options
available is set out within part B of this report.

6.2

The options proposed for consideration are as summarised in table 1 below:

6.3

Table 1 – Summary of Available Options

Option
& Cost

Description of Works

Advantages

Disadvantages

1

Phase 1 of office refurbishment only.

£1m

Minimal M&E repairs carried out

Can be met from
existing Special
Projects budget
provision

Alternative rented
office required for
Housing
Management.
Staff conditions
deteriorate.
No lift provided.
Building remains
non-compliant with
Building
Regulations.

2
£5m

Phases 1 to 3 of reconfiguration
completed.
Housing can move into Ground floor
Bare minimum of essential M&E works
completed

Can be met from
existing Special
Projects and
Capital
Programme
budget provision.
Housing moved
in and existing
lease terminated

New Lift.

Windows painted
only.
Remaining RBKC
staff on 1st floor
not refurbished
Changing rooms &
corridors/stairs not
improved.
Phases 4 & 5 and
M&E not
completed.
Building remains
non-compliant with
Building
Regulations.
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3
£8.9m

Phases 1 to 5 of reconfiguration
completed.

All planned staff
moves completed

Windows painted
only

Housing move in to Ground floor

120 extra desk
spaces

Not all spaces in
building to same
standard.

Essential M&E works completed

Essential M&E
completed

New lift installed
Changing rooms & corridors/stairs
improved.

Housing moved
in and existing
lease terminated

4

More radical look at removing partitions
and refurbishing all office spaces in the
£11.8m
building per the KTH space project
Phases 1 to 5 of reconfiguration
completed

All planned staff
moves &
improvements
completed
150 extra desks
spaces (30 more
than option 3)

Housing move in to Ground floor
Essential M&E works completed

Essential M&E
completed

New lift installed

Housing moved
in and existing
lease terminated

Changing rooms & corridors/stairs
improved.
Windows replaced (see para. 5.4)
All other office areas including those
occupied by contractors brought up to
same standard, to give more flexibility in
how the space is used and increase
substantially workspace capacity

All space to high
standard similar
to KTH

6.4

The advantages of completing all the works in one project now, rather than a
series of projects overs several years are the reduction in overall costs due to
economies of scale, the reduction in disruption to staff in the building, and the
improvement in quality of accessible accommodation for staff throughout the
building, and for visitors to the public areas of the Housing Management offices.

6.5

Options 1 and 2 in Table 1 reflect those works that have previously been
reported and for which there is existing budget provision. Leadership Team
could choose not to approve further works at Pembroke Road. However, the
implications of doing so would be that the Council will not be able to
accommodate staff properly and service provision will suffer as a result.
Similarly, staff already based at Pembroke Road will continue to have to work
in a poor quality environment which is not capable of supporting agile working
and which will continue to be the subject of ongoing complaint. This option is
not recommended
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6.6

Option 4 is recommended. If the Leadership Team chose to approve the
recommended option the Council will be in a position to create the required
additional capacity at 37 Pembroke Road and bring the mechanical, electrical
and life safety services areas including the worst office and circulation areas up
to an acceptable standard.
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CONSULTATION AND COMMUNITY ENGAGEMENT

7.1

LINK for Tri-borough Facilities Management has been consulted are aware of
this decision being taken.

7.2

The Lead Member for Finance and Modernisation has been consulted and is
aware of this decision being taken.

7.3

The Ward Members, Cllr Addenbrooke, Cllr Cyron and Cllr Husband are aware
of this decision being taken, and have commented that the offices inherited from
the former TMO are expensive and refurbishment of Pembroke Road
represents good value for money. A major refurbishment will also provide
members of staff with a better working environment and a significant benefit.
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HUMAN RESOURCES AND EQUALITY IMPLICATIONS

8.1

The works as proposed will improve conditions for a large number of staff
already working at 37 Pembroke Road. The proposed new lift and accessible
WC accommodation will address access and equality issues in the building.

8.2

The proposed improvements are in accordance with RBKC’s values. Improving
the accommodation will put those in the community first by providing good
facilities for the Housing Management staff helping them to serve the
community. Improvements will show respect to those using the accommodation,
and will be carried out whilst working together with staff and users and
respecting their wishes.

9

PROCUREMENT PROCESS

9.1

The Corporate Property Procurement Officer has been consulted and has no
further comments.

10

PLANNING IMPLICATIONS

10.1

The Executive Director of Planning and Borough Development comments that
new windows will require planning approval.

11

LEGAL IMPLICATIONS

11.1

The Council has legal power to adopt any of the options presented in this report.
[Andre Jaskowiak, andre.jaskopwiak@rbkc.gov.uk Tel: 0207 361 2756]
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12

FINANCIAL, PROPERTY AND RESOURCES IMPLICATIONS

12.1

Corporate Finance has been consulted and comments that the financial
implications associated with the proposal and derailed options are contained
within the body of this report and the Confidential Part B Appendix.

12.2

The costs associated with Option 1 are currently funded through provision in the
Special Projects Reserve and Option 2 is the subject of a bid to the Capital
Programme as part of the 2019/20 Budget Setting process. As such there is
associated budget provision to meet the costs of these options.

12.3

The total estimated project cost, including fees and contingency for Option 4 is
£11.8m. If Members approve the recommended option, the associated
additional costs would have to be funded through external borrowing. The
revenue costs for this borrowing would be financed by the saving arising
following the termination of leases on buildings currently occupied by Housing
Management, once they move into Pembroke Road. This would also be true if
Option 3 were to be approved.

12.4

Property implications are set out in the report.

13

BUSINESS PLAN

13.1

The Key Decision Report approved on 11th July 2018 paper set out the business
case for the project in terms of the requirement for additional office
accommodation capacity.

14

RISK MANAGEMENT

14.1

A risk register will be prepared during the next stage of the project. These risks
will be reviewed and managed by the RBKC Senior Project Manager as well as
the Contract Administrator.
Richard Egan
Director of Corporate Property

Local Government Act 1972 (as amended) – Background papers used in the
preparation of this report: NONE
Contact officer: Nilesh Pankhania, Senior Project Manager, Capital Projects.
Nilesh.pankhania@rbkc.gov.uk / 07795 823280
Formal clearance requirements for all key decision reports
Cleared by Finance (officer’s initials)

[TE]

Cleared by Corporate Finance (officer’s initials)

[PM]

Cleared by Director of Law (officer’s initials)

[AJ]

Cleared by Communications & Community Engagement (officer’s initials)

[NT]
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APPENDIX A
LEADERSHIP TEAM – 27 MARCH 2019
37 PEMBROKE ROAD OFFICES REFURBISHMENT
ESSENTIAL INFRASTRUCTURE IMPROVEMENTS
05401/19/K/AB
CONDITION, AESTHETICS AND AMBIENCE
A BRIEF SUMMARY
1.

INTRODUCTION

1.1

The proposed project at 37 Pembroke Road is intended to:




improve or renew heating, cooling, lighting and life safety systems to make
the building safe and comfortable for the public and RBKC staff
provide a 33% increase in the number of workspaces for RKBC staff
maintain and improve staff morale, support staff recruitment and retention
and support efficient delivery of services to the community

1.2

This Appendix includes images and a commentary intended to illustrate and
describe the poor or very poor condition of large areas of 37 Pembroke Road

2.

OFFICE CONDITIONS

2.1

Many core office spaces show all the signs of poor climatic and building
conditions. Blinds are drawn during the day in order to prevent glare onto
workstation screens and prevent the build-up of heat. This requires that artificial
light is added so people can work. This is inherently inefficient and has a
financial and environmental cost. Note also, in a meeting room, extensive
staining to ceiling which is evidence of leaks above.
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Staff welfare
Basic staff welfare facilities are inadequate in number and size for the current
numbers of staff. Without substantial works the 33% increase in staff numbers cannot
realistically be pursued at this building. Toilets also generally in poor condition
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Circulation
Circulation areas are narrow, drab and dispiriting. Corridors like this are the main
circulation routes on each level of the building. Staff lockers in some areas (L)
exacerbate the problem.
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Safety
Essential safety features such as fire doors fail to comply with Regulations. In this
example (one of several) the black tape signifies where testing has revealed a door to
be hollow rather that to a 30/60 minute fire rating

Lighting
In this illustrative example a main corridor has numerous light fittings. All lights are on
but the overall effect when walking down this corridor is that of patchy lighting and an
increased feeling of enclosure. Staff lockers to the left exacerbate the problem.

In some areas the age and poor quality of the lighting means lighting is yellow
instead of white. In order to resolve this temporarily light fittings have been removed
in order to obtain the right quality of light
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Shower, toilet and changing facilities
Council services currently provided by external contractors require the workforce to
have good-sized, easily accessible showers and changing areas. The examples below
show the extremely poor condition of areas at present.

15

Windows
Windows in the building vary in age and material. Universally they are in poor to very
poor condition with various double glazed units having ‘blown’ or deteriorated to such
an extent they are ineffective.

Many windows have outdated/broken ironmongery making them impossible to secure
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Large windows lead to solar glare and excessive heat build-up. Unsuccessful efforts
have been made to deal with the heat by installing air circulation units in the windows
themselves.
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