This matter is being dealt with by:
Gayle Roach
01900 702502
24 February 2022

Dear Councillor
I enclose for information the To Follow Report entitled:

4.

Workington Town Deal - Consideration of Business Cases (Pages 3 - 634)

The Chairman will move:“That under Section 100A (4) of the Local Government Act 1972, the public be
excluded from the meeting for the following item of business on the grounds that it
may involve the likely disclosure of exempt information as defined in paragraph 3 of
part 1 of Schedule 12A of the Act.”
(a)

Workington Town Deal - Consideration of Business Cases EXEMPT INFORMATION (Pages 635 - 2462)

To be considered at Executive on Tuesday 1 March 2022.

Yours faithfully

Chief Executive
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Agenda Item 4
Allerdale Borough Council
Executive – 1 March 2022
Workington Town Deal – Consideration of Business
Cases
Portfolio holder

Councillor Mike Johnson
Leader of the Council. Portfolio Holder for Economic
Growth, Community Development and Place-making

Report from

Kevin Kerrigan, Programme Director (Workington)

Wards affected

Moorclose and Moss Bay, Seaton and Northside, St
Johns, St Michael’s, Stainburn and Clifton

Is this a key decision

Yes

1.0

The reason for the decision

1.1

To consider the business cases relating to the five projects included within the
Workington Town Deal.

2.0

Recommendations

2.1

RECOMMENDED that:
1. The Business Case for the Workington Digital Accelerator be approved subject
to the completion of a grant funding agreement
2. The Business Case for the Workington Townscape and Connectivity project be
approved subject to the completion of a grant funding agreement
3. The Business Case for the Port of Workington and Oldside – Logistics and
Clean Energy Hub be approved subject to the completion of a grant funding
agreement.
4. That the Business Case for the Workington Innovation Centre be approved in
principle and that further project development work be undertaken prior to the
award of contracts for the construction and management of the centre.
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5. That the Business Case for the Community Sports Village be approved in
principle subject to the key conditions set out in paragraph 9.35 below and that
further project development work be undertaken prior to entering a grant funding
agreement and within a timescale to be determined. The approval of an advance
funding award to be delegated to the Programme Director in consultation with
the S151 Officer
6. That the Chief Executive Officer be authorised to approve the submission of
Business Case Summaries for each of the projects in conjunction with the Chair
of the Town Deal Board.
7. That the Programme Director be authorised to finalise negotiations with grant
recipients and complete the grant funding agreements in consultation with the
Monitoring Offer and S151 Officer.
8. That the Chief Officer (Finance and Assets) be authorised to make the
necessary arrangements in relation to the closure of that part of the Central Car
Park required for the delivery of the Workington Innovation Centre.
9. That the Chief Officer (Finance and Assets) be authorised to make the
necessary arrangements for the granting of new leases for Borough Park and
Derwent Park to facilitate the development of the community sports village
10. That the Programme Director be authorised to progress appropriate
procurement arrangements in relation to the Innovation Centre and Oldside
3.0

Background and Introduction

3.1

In July 2019 the Prime Minister announced a £3.6 billion Towns Fund further details
of which were provided through the publication of the Prospectus for the Towns
Fund in November 2019. Workington was identified to be one of 101 towns invited
to work towards agreeing a Town Deal and develop proposals for up to £25 million.
In January 2020 the Workington Town Deal Board was established to support the
development of a Town Investment Plan setting out proposals for investment.

3.2

The Town Investment Plan set out a vision for Workington that by 2030:
“Workington is a vibrant and well-connected commercial, civic and community hub
for West Cumbria, loved by residents and visitors. Its prosperity is being built on a
manufacturing renaissance, clean energy and a thriving town centre, powered by its
skilled workforce and a dynamic mix of large and small companies. The town offers
everyone a wealth of cultural, leisure, sporting and recreational activities. The town
centre is home to new residents, business and social enterprise, as its attractive
natural setting, built heritage and accessibility is increasingly recognised across
Cumbria and beyond. Workington is a safe, healthy, affordable and sustainable
community that offers opportunities for all”

3.3

The vision is underpinned by a number of key strategic objectives. Achieving these
strategic objectives will allow the 2030 vision to be realised:
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SO1. Workington grows its economy and employment through focusing on its
strengths in manufacturing and clean energy, and its role as West Cumbria’s
primary service centre.
SO2. Workington attracts new and growing businesses through offering a skilled
workforce, a competitive cost base, and localised support.
SO3. Workington offers high-quality academic and vocational education and
training opportunities to its residents and people across West Cumbria.
S04. Workington bolsters its natural and built environment offer for residents and
visitors.
S05. Workington’s town centre prospers through attracting residents and public and
private investment diversifying existing uses.
S06. Workington enjoys excellent digital and physical connectivity.
S07. The proceeds of Workington’s growth are shared widely in the local
community.
S08. Workington remains a safe, healthy, affordable and sustainable community.
3.4

The priority projects set out in the Town Investment Plan were aimed at ensuring
these strategic objectives are met.

3.5

In October 2020 the Workington Town Investment Plan was submitted to
Government and as part of the Budget announcement on 3 March 2021 it was
announced that Workington was being offered a Town Deal to the value of £23.1m.
Heads of Terms for the Town Deal were agreed with Government in April 2021
identifying five projects to be supported by the Town Deal. It was then necessary for
the Council, in consultation with the Town Deal Board to prioritise and confirm the
funding allocation for each of these projects within the overall funding envelope
offered. The project confirmation details were submitted to Government in May
2021:

3.6

As set out in the Head of Terms for the Town Deal it is necessary for the Council,
as lead Council and accountable body for the Town Deal to consider green book
compliant business cases for each of the projects which should be appraised in line
with the Council’s own assurance processes. This should include consultation with
the Town Deal Board.

3.7

It is also necessary to demonstrate compliance with the conditions set out in the
Head of Terms. The Heads of Terms included 3 general conditions which set out
requirements for process and governance:


TIP Improvements: Provide more information on delivery (in particular
match funding) and project risks including partnerships. Provide private
sector future engagement plan.
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Assurance: The business cases for projects will be taken through Allerdale
Borough Council in line with local assurance processes.
Public Sector Equalities Duties: Undertake programme-wide level impact
assessment, relevant project-level impact assessment and relevant
Environmental Impact Assessments

3.8

With the exception of the Town Centre Townscape and Connectivity Improvements
project no project specific conditions were included in the Heads of Terms.

3.9

The Council is also required to submit a Monitoring and Evaluation Plan for the
Town Deal Programme.

3.10

Following approval of the business cases it is necessary to submit a Project
Summary Document for each project to the Department for Levelling Up, Housing
and Communities (DLUHC). The deadline for the submission of Project Summary
Documents is 24 March 2022. The Project Summary Document outlines actions
taken to address any conditions attached to the project in the Heads of Terms,
details of how the business case has been appraised, details of match funding
where required, details of a quantified benefit-cost ratio or evidence of how value for
money has been demonstrated and conformation of the delivery plan for the project
including risks and mitigation measures. The Project Summary Document has to be
signed off by the Chair of the Town Deal Board and the Chief Executive or 151
Officer of the Council.

3.11

Subject to a satisfactory review of the Project Summary Documents by DLUHC
funding will be released in accordance with the agreed financial profile for the
Workington Town Deal Programme.

4.0

Content (to include alternative options considered)

4.1

The business cases for the Town Deal projects have been produced in accordance
with HM Treasury ‘Green Book’ guidance which sets out the case for investment
using a Five Case Model as outlined below
Strategic Case: This is intended to provide detail on the key objectives and
strategic fit with relevant policies and strategies and what it will deliver in the form of
clearly defined achievements and outcomes. It provides the rationale as to why
intervention is required, predicted on a robust and evidence-based case for change,
and why public funding is required.
Economic Case: The economic case quantifies and monetises all costs and
benefits and makes a judgement of value for money. The economic case
establishes the preferred approach based on the optimum mix of cost vs benefits.
Financial Case: The financial case is intended to provide reassurance on the
appropriateness of predicted costs, that other sources of funding have been fully
explored and that all sources of assumed other funding will materialise.
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Management Case: The management case is designed to show that the preferred
option is capable of being delivered successfully, in accordance with recognised
best practice. It also requires arrangements for monitoring and evaluation to be set
out.
Commercial Case: The commercial case is intended to provide reassurance that
the optimal procurement strategy is in place and will be utilised.
4.2

This report sets out a high-level summary of the business case for each of the
projects which are included within the Workington Town Deal and sets out the main
issues for the Council to consider in its role as accountable body for the Workington
Town Deal following a review and appraisal of the business cases. The business
cases have been reviewed by the Senior Management Team and statutory officers
with input from specialist teams including from the programme office providing legal,
finance and procurement advice. Additional support was sought from Cumbria
County Council in relation to the appraisal of the commercial and management case
for the Innovation Centre and Sports Village projects.

4.3

Copies of the business cases for each of the projects are appended to this report
and therefore the detail is not produced in full within the report.

4.4

It is important to note that the business cases reflect the current stage of project
development for each of the projects with some projects more advanced than
others. Where further project development work is required this is identified along
with a strategy and appropriate controls to ensure that outstanding issues are
addressed and to provide confidence in the deliverability of the projects.

5.0

Workington Digital Accelerator
Project Overview

5.1

The Workington Digital Accelerator project is intended to operate as a central
resource for digital and advanced IT skills development, to address a long-standing
gap in higher level digital skills capability among the local workforce. The higher
level skills need is growing due to the presence of Cumbria’s specialist and
technology oriented industry clusters in nuclear, defence, maritime and advanced
engineering, which are contending with a steadily declining workforce pool of
advanced skills and qualifications, due to demographic and geographic factors.

5.2

The business case for this project has been developed by the Council’s strategic
partner Mott MacDonald working with Lakes College who will host the proposed
Digital Accelerator. The business case was informed by a feasibility study
commissioned to establish the evidence base and need for the project. This
feasibility study built on initial work undertaken in developing the Town Investment
Plan and included stakeholder consultation.
Options Appraisal
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5.3

The proposal set out in the business case was based upon the project concept set
out in the Town Investment Plan. This was further refined through an options
appraisal which considered three principal options:




Online mode of course provision only with no physical presence (Do minimum)
A hybrid model sited within re-purposed space, based at Lakes College (Do
something
A freestanding new build/ modified building housing the Workington Digital
Accelerator (Do maximum)

5.4

A new, discrete, bespoke building to house a specialist centre to support higher
level digital skills development was eventually determined to not be feasible within
the revised budget. By contrast, an entirely remote or online delivery/learning mode
(as a potential ‘do minimum’ option) is unlikely to suit all learners across the
spectrum of qualifications, training and skills development and would be at risk of
achieving a far more limited reach into the market.

5.5

The preferred option for a physical presence in a re-purposed and suitably
resourced at Lakes College provides an ideal balance between capital investment in
a well-equipped and resourced digital skills training accelerator with online access
and support. This is referred to as a “hybrid model”.

5.6

The budget does not support a network of accelerators located across the district.
Consequently, the proposed solution is based on the WDA having a physical
presence in repurposed and suitably resourced facilities at Lakes College, with the
college extending already established links by way of the “hub and spoke
approach”. LCWC already has established links by way of the “hub and spoke
approach”. For example, the existing Cyber Skills facility at Energus is expected to
be remotely connected to the Accelerator, with sharing of specialist equipment,
training and provision enabled. It is anticipated that these partnerships, through
pooling resources and teaching / industry expertise will serve to enhance and
extend the impact and value added by the WDA for Allerdale.
Strategic Case

5.7

The vision for the Digital Accelerator can be summarised as a well-equipped and
resourced facility situated at Lakes College. It will have a physical presence in a
repurposed and suitably resourced facility to enable it to operate as central resource
for digital and advanced IT skills development, partnering with other training
institutions and technology-oriented local employers. The Digital Accelerator will
offer a range of courses focused on digital and advanced IT skills including core
courses at levels 4-6 in HND/HNC and Degree level to specialist training in coding,
web design, 3D modelling, Artificial Intelligence and Building Information Modelling.
Training provision will benefit from access to the College’s existing Virtual Reality
and robotics equipment facilities and also its wider back-office and marketing
resources. Provision of specialist courses will comprise a mix of formal vocational
qualification and bespoke employer-led training designed in collaboration with
employers and partner institutions. Lakes College is intended to act as the hub
which enables collaboration between it and other digital and technology skills
partners such as the Cumbria Institute of Technology and Energus.
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5.8

Businesses in West Cumbria and the surrounding county have consistently
highlighted in surveys and consultations a lack of higher level IT and digital skills
among the local workforce, which are demanded by a number of Cumbria’s high
value and specialist industry clusters. This situation is projected to worsen due to
ageing demographics, an outflow of younger workers with higher level skills to other
parts of the UK and the West Cumbria’s relative isolation from densely populated
regions.

5.9

The Workington Digital Accelerator seeks to address the growing skills gap by
achieving the following strategic objectives:






Increase the available pool of higher level digital skills among the workforce in
West Cumbria and the surrounding area
Increase the supply of ‘job-ready’ workers who are able to use digital software
and equipment by local employers
Increase the survival of SMEs in technology oriented sectors through increasing
access to digital skills
Increase the productivity of the workforce and average incomes through greater
dissemination of digital and advanced IT skills among new and existing workers
Increase the penetration of basic digital skills among the adult population

5.10 The Digital Accelerator, as an investment proposal is strongly aligned with national
government policy objectives for improving technical and vocational skills among
the workforce and school leavers; regional policy to boost digital skills provision and
the skills base for advanced IT skills among Cumbria’s population; and local
planning policy through enabling increased partnerships between education and
training providers and maximising the strategic economic role of Lillyhall where a
number of technology skills providers are located.
Economic Case
5.11 The Economic Case as set out is considered to have been developed using a
robust and recognised methodology and clearly demonstrates that the project offers
value for money.
5.12 The Workington Digital Accelerator is projected to support 250 students on its
course programme once fully operational (assumed to be five years). The economic
appraisal identifies and quantifies the lifetime benefit of each enrolment on a course
in terms of individual earnings and productivity effects. This is estimated to generate
approximately £5.5m of net benefits in present value terms, producing a benefit-cost
ratio (BCR) of 4.4 based on the first five operational years of the project.
5.13 Performance of the project is assisted by Lakes College’s ability to access existing
education funding contracts to deliver digital and advanced IT courses and utilise its
existing overheads to support its operation and marketing. The estimated BCR is a
very high performing outcome according to government appraisal guidance.
Furthermore, sensitivity testing of the economic appraisal suggests that the project
is resilient to a significant increase in total costs or reductions in projected
enrolments.
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5.14 There are a variety of wider economic benefits of the Digital Accelerator which have
not been quantitively assessed as part of the business case but could amount to
significant benefits to the local economy overtime, including: increased in general
employability of the workforce, reduced search costs to technology-led SMEs in
recruiting appropriate skills and increased attractiveness of West Cumbria to
technology-led businesses/sectors.
Financial Case
5.15 The financial case demonstrates that the £1m funding available from the Towns
Fund is capable of covering the capital costs of delivering the proposed digital
accelerator facility. The cost estimates are based on concept designs for the facility
produced by the college’s design and project management agents and the
anticipated equipment requirement based on the expected enrolments. The
proposed works include provision for reconfiguring the estate to accommodate the
facility, furniture and refurbishment, hardware purchase, software licensing and
network upgrades as well as appropriate provision for professional fees and
contingencies.
5.16 There will also be ongoing revenue costs associated with the future operation of the
digital accelerator and which will not be supported through the Towns Fund. These
are associated with the day to day running costs of providing teaching and training
courses and it is important that these costs are met to ensure the benefits of the
new facility can be realised.
5.17 The integration of the digital accelerator into an existing space at Lakes College
does provide some benefit in allowing the facility to benefit from fixed overheads
and support from the existing finance, HR, IT and marketing functions.
5.18 Operating revenues will be provided existing education and training contracts with
public sector agencies and through full-cost commercial work recovered from
employers and other users of the facility. Lakes College have a number of secure
contracts in place that they will be able to draw down to produce an operational
facility that will produce the intended benefits.
5.19 The business case sets out projected financial flows, including operating costs and
income based on projections of student throughput the Digital Accelerator. This
demonstrates a moderate operating financial surplus and as a not-for-profit
corporation regulated by the Department for Education any surpluses generated by
the project will be re-invested in the maintenance and development of the facility.
5.20 The financial case demonstrates that the capital costs of the digital accelerator
project can be delivered through the funding available through the Towns Fund
without a requirement for match funding and provides confidence that income
streams can be achieved from a variety of sources to ensure that the facility can
operate in a viable manner.
Commercial Case
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5.21 The Digital Accelerator will be solely commissioned and delivered by Lakes College
as the sponsor of the project and procured through its existing open tender
arrangements. The development phase will be managed by a retained property
management agent (AA Projects) who are also responsible for the proposed design.
AA Projects will manage subcontractors and ensure the delivery of work to scope,
schedule and budget. Risk sharing for cost or schedule overruns will be shared
between Lakes College, AA Projects and sub-contractors.
5.22 Lakes College will be responsible for the operation of the facility and will be the
main provider of training and education courses and for securing funding for this.
Based on market testing that has been undertaken the college are confident that the
predicted outputs can be achieved.
5.23 Lakes College have an established tracked record for delivering both capital
projects and education provision and this provides confidence in relation to the
delivery and ongoing management of the project.
Management Case
5.24 For the construction phase of the proposal and to provide oversight of the project,
Lakes College Board of Governors propose to appoint a member of its senior
management to act as project manager to ensure project management is consistent
with the internal governance arrangements at the college. It is proposed to establish
a Project Steering Group to include representation from Allerdale Borough Council
and other partners to report progress on delivery.
5.25 In terms of the operation phase of the project it is proposed that the digital facility
will operate as an internal facility to Lakes College, with staffing provided by the
college and as such fall within the existing management and governance
arrangement for the college.
5.26 In addition to the project specific assurance arrangements set out in the business
case. Lakes College, as an entity regulated by the Department for Education have
established systems for evaluating and monitoring the outcomes and impacts of
their education and training programmes which provides additional assurance in
relation to the realisation and monitoring the benefits of the Digital Accelerator.
Risk analysis

5.27 The top five risks identified for the digital accelerator project are set out in the table
below:
Risk

Impact

Construction cost
Over-runs

Weakened
project viability

Likelihood

1

Rating

Partner
Responsible

Mitigations

Low

LCWC/AA
Projects and
supply chain

Established working
relationship and track record
with AA project
management. 13%
contingency added to
development cost
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Loss of Course
Funding Contract

Weakened
project viability

2

Low

LCWC

Loss of Towns
Fund (Capital)
Funding
Loss of Trainer
Partner
Involvement

Project cannot
proceed

4

High

LCWC/ABC

Scaled-back
course offering
and associated
impact /
benefits

3

Medium

LCWC

Design Risk

Project delays

1

Low

LCWC/ AA
Projects

LCWC have established
access to a wide variety of
UK govt funding contracts.
WDA course offering
strongly aligns with current
and emerging policy
Completion of a string
feasibility study and
business case. ABC
Training and other partners
(e.g. Energus, Cumbria IoT,
CLEP) were engaged early
and involved in the concept
development, optioneering
of WDA
Re-purposing of internal
space / limited new build
reduces scope for design
risk. Track record with AA
Projects

Delivery and Governance Arrangements
5.28 Lakes College will be responsible for the development and ongoing operation of the
Digital Accelerator Project. Lakes College have demonstrated a strong track record
of delivering successful capital projects and education provision and have
established internal governance and staffing arrangements in place for both the
delivery and operational phases as set out in the management case.
5.29 As accountable body for the Town Deal, Allerdale Borough Council will put in place
a grant funding agreement with Lakes College in relation to the transfer of funds
from the Town Deal. It is proposed that the authority to complete the grant funding
agreement be delegated to the Programme Director in consultation with the
Monitoring Officer and S151 Officer.
5.30 In addition to the project specific monitoring arrangements set out in the business
case. The delivery of the project will be monitored using the Council’s existing
reporting structures via the Regeneration and Investment Board and quarterly
reports to Executive. Regular updates will also be provided to the Town Deal Board
which will provide a further level of oversight to the project.
Project Conditions
5.31 The Heads of Terms for the Workington Town Deal does not include any project
specific conditions for this project. In relation to the general conditions which are
applicable to this project the business case clearly sets out the delivery
arrangements in partnership with Lakes College (as described above) and identifies
project risks and mitigations. Engagement with the private sector has taken place in
developing the business case. An equality impact assessment has been undertaken
for the project.
Outputs and Outcomes
5.32 It is proposed to offer a range of courses including Higher Skills Qualifications,
employer responsive Higher Level training for employees and adult digital skills
building to a projected total 250 course starts being reached in year 5.
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6.0

Workington Townscape and Connectivity Project
Project Overview

6.1

The Workington Townscape and Connectivity project is intended to deliver
improvements to the look and feel of Workington Town Centre by creating a more
welcoming and improved public realm that gives pedestrians better priority and
improves intra-urban connections between places within the town centre.

6.2

Improving the experience both of spending time in, and accessing the town, will
increase footfall, dwell time and local spend which will act as a catalyst for further
investment.

6.3

The aim of the project is to ensure that Workington can retain its place as the
primary retail and leisure hub for West Cumbria, whilst also helping to attract new
visitors and resident with a high quality sense of place that complement the town’s
natural setting.

6.4

The Townscape and Connectivity project includes three interlinked schemes as
outlined below:
Legible Workington – Station Road Connectivity: Improved connectivity and
wayfinding for pedestrians, cyclists and visitors from Workington Railway
Station along Station Road-Oxford Street to the heart of the town centre
(Murray Road). Legibility will be improved by utilising a continuity of materials,
wayfinding and vertical interventions to improve visual links. The project will
complement wider measures around the Washington Street / Jane Street
gateway and the link between the historic core and retail centre.
Murray Road and Gateway: At the junction of Oxford Street and Murray Road,
the area will be redesigned to create a new gateway to the retail centre. It will
have a focus on placemaking by incorporating public realm amenity
improvements and green infrastructure to enhance safer pedestrian links, giving
the perception of less vehicular dominance and usage, particularly by buses
using the bus station. This will help pedestrians recognise where Workington’s
main retail offer begins and help to welcome them towards it.
The public realm and green infrastructure enhancements along Murray Road
aim to focus more on pedestrian needs by providing wider pavements along the
northern side of the street to give improved clarity to the movement through this
space, plus improved and safer access into the town centre. In turn by
narrowing the main carriageway width together with green infrastructure and
street furniture, this helps to slow vehicular traffic down making it a safer
environment for all users.
The improved appearance of the street will encourage higher footfall, enhancing
the financial viability of the area while supporting access to the wider existing
retail offering, such as improving the central access and gateway to Central
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Way and Washington Square shopping centre, but also providing improved
pedestrian links at the northern end to Pow Street and its related public realm.
Central Way: A pedestrian priority treatment is proposed to encourage and
prioritise greater pedestrian and cycle movements through this area, including
users of the National Cycle Network route 72. By using a series of design
features including street furniture and green infrastructure, drivers will be
encouraged to slow down and give way to pedestrians and cyclists. This will
enable a safer pedestrian link between Murray Road and Washington Square
shopping centre via Upton Street.
This will also involve reducing the existing function as an area for informal
parking and loading to allow for a new adaptable public amenity space. This
space would allow flexibility during markets and events and seasonal lighting
would provide alternatives for night time use. In addition, the link to Murray
Road would be developed and widened to further enhance wider connectivity
throughout Workington town centre, giving flexibility and allowing freer, safer
movement of shoppers.
This scheme also has direct connections with the proposed Innovation Centre,
located on Central Way Car Park. Improvements along Central Way will help
enhance access and provide better connectivity between the Innovation Centre
site and the wider town centre, encouraging people into the retail centre.
6.5

The business case (appendix 3) includes concept designs which give a visual
indication of the project will deliver. These concepts will be further refined as part of
the detailed design process.

6.6

Given the nature of this project Cumbria County Council were asked to take the
lead on the development of this business case. The County Council commissioned
a consultant team from WSP and Hatch to support the development of the business
case. It is also anticipated that Cumbria County Council will lead on the delivery of
this project.
Options Appraisal

6.7

The business case sets out the options appraisal process based on a range of
scheme objectives and critical success factors which enabled a long list of options
for this project to be assessed and refined. This has enabled a package of scheme
to be developed for each of the following scenarios which were considered in
addition to a baseline ‘do nothing scenario’




6.8

Do minimum
Do something
Do maximum

The preferred option in terms of the package of measures described in the project
overview above represents the ‘do something’ scenario considered within the
business case but the consideration given to the ‘do minimum’ and ‘do maximum’
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options demonstrates that this is a scalable project that could be flexed based on
the availability of funding.
Strategic Case
6.9

The project clearly aligns with a range of existing policies at national, regional and
local level including the Allerdale Local Plan and the Workington Town Centre
Supplementary Planning Document which was adopted in 2021.

6.10 The key challenges the project seeks to address include existing poor-quality
connectivity and public realm in the town centre which is in places relatively poor
and tired and detracts from the visitor experience. Existing connectivity issues are
exacerbated by a lack of clear wayfinding. A highlighted in the Town Centre SPD
there is a lack of green infrastructure within the town centre.
6.11 Other challenges facing the town centre are structural changes in the retail sector
and the effects of the pandemic which have impacted on Workington along with all
town centres.
6.12 It is considered the project will have a positive impact in addressing a range of
issues in Workington:






Negative and outdated image, affecting how people perceive the place
Poor intra-urban connectivity
Maximising the town’s leisure and retail opportunities
Post-pandemic recovery
Long-term environmental sustainability

6.13 The project will address market failure in that this type of public realm improvements
will not be provided by the private sector as there is no profit incentive for private
sector investment given low land values and there is limited opportunity for
development contributions. A revitalised public realm can however contribute to
higher visitor numbers and expenditure and therefore increase investor confidence
and demonstrate opportunities for growth.
6.14 The public realm improvements proposed will help to encourage a shift towards
sustainable and active transport options and contribute to improved health and low
carbon outcomes through better pedestrian priority and improved cycle links.
Economic Case
6.15 An economic appraisal of the preferred option has been undertaken by the
consultant team to consider the potential benefits of against the estimated costs.
Given the nature of the scheme the economic appraisal has been undertaken using
a combination of TfL’s Ambient Benefits Calculator (ABC) and DfT’s Active Modes
Appraisal Toolkit (AMAT).
6.16 Factors considered in the economic appraisal include an estimate of land value
uplift and an uplift in demand resulting in increased pedestrian movements. A
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sensitivity analysis has also been undertaken to consider a range of plausible
scenarios.
6.17 The economic appraisal demonstrates that the package of measures proposed will
deliver a Benefit-Cost Ratio (BCR) of 2.38 which according to HM Treasury
Guidance is considered to represent ‘High’ value for money.
6.18 The appraisal undertaken is considered to be robust has been developed using
recognised methodologies and demonstrates that the project will represent value for
money.
Financial Case
6.19 The overall cost of the proposed scheme is £4 million which represents the agreed
funding allocation from the Workington Town Deal agreed by the Town Deal Board.
6.20 The costs have been estimated by WSP’s Quantity Surveyors based on the design
information available at this stage and including allowances for risk and contingency
in line with the approach taken to other schemes within the County Council’s Capital
Programme.
6.21 It is noted that a deliberately caution approach to risk and contingency has been
taken with this being set at 35% (25% risk, 10% contingency). The cautious
approach takes into account that topographical surveys are not available, but it is
also noted that the types of interventions planned are relatively straightforward and
work are largely confined within the existing highway boundary and requiring little or
no highway reconstruction.
6.22 The financial appraisal that has been undertaken provides confidence the project
can be delivered within the available budget. There is no match funding required for
the delivery of this project.
Commercial Case
6.23 For the delivery of this project it is proposed that the County Council will procure the
services of external contractors using the Council’s two existing frameworks that
have been developed for the delivery of capital projects. These are the Professional
Services Framework (PSF4) and the Capital Schemes Framework (CSF). Splitting
the work into several contracts may enable the County Council to progress different
elements at different times as required to maintain the overall programme, whilst
enabling flexibility to address issues and interdependencies.
6.24 The frameworks are compliant with the Public Procurement Regulations 2015 and
procurement will be in line with the County Council’s Contract Procedure Rules and
Sustainable Procurement Strategy.
6.25 The procurement process will be led by the County Council’s Capital Programmes
Team with support from the Procurement and Contract Management Team who
have an established track record in respect of the delivery of procurements of this
nature.
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Management Case
6.26 It is intended that the delivery of this project will be led by the Capital Programmes
Team at Cumbria County Council. The County Council have extensive experience
in delivering projects of this nature. The County Council’s capital programme is
overseen by the Strategic Investment Group (SIG) which manages resources to
ensure effective delivery of the portfolio of projects and uses a ‘gateway’ approach
to approve the development and delivery of projects at key stages.
6.27 For this project is it intended to establish a Project Delivery Board to oversee project
level activity and report on performance to the accountable body i.e. Allerdale
Borough Council. The Project Delivery Board will include representatives of
Cumbria County Council, Allerdale Borough Council and key stakeholder
representing interested parties and end users.
6.28 Project management will be in line with Cumbria County Council’s governance
framework and Scheme Management Toolkit.
6.29 A full project plan has been developed for the project which will see a Design and
Build Contract Award in December 2022 following survey and preliminary design
work and stakeholder consultation. Construction will commence in February 2024
and be completed by December 2024.

Risk Analysis
6.30 A full risk register has been provided as an appendix to the business case. An
extract showing key risks is set out below.
Risk

Likelihood

Impact

There is a risk of
buildability issues
caused by
unforeseen
circumstances or
that could not be
addressed in the
design process
resulting in
increased
construction costs,
time, and delay.

3

3

Opposition from
local businesses to
the proposed
changes and/or
scheme objectives
mitigated through
regular dialogue,
information sharing
in line with the

3

3

Consequence

Mitigations

Buildability issues not
adequately addressed in design.
Resulting in inefficient
construction activities, late
changes for improved buildability
causing delay or additional cost.
Impacts may include:
● CDM issue
● Difficult to construct details
resulting in defects
● Construction team using outof-date information
● Delays on site waiting for
design information to be
produced
● Opportunities not realised as
not identified or discussed at the
right time.
Amendments to the scheme
scope and associated design
and consultation costs.

Identify specific high-risk areas
of the scheme. Undertake site
investigation to identify
specific risks and mitigate
them.
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Consult with key stakeholders
prior to preliminary design and
throughout design
development and construction.

approach to
stakeholder
engagement
articulated in the
business case.
There is a risk the
Construction
programme
increases beyond
that included in the
estimate, caused by
unforeseen
circumstances,
resulting in delays
on site and
additional prelim
costs.
Local Government
Reform process
impacts on scheme
delivery – mitigated
through robust
business case,
project plan,
governance
structure and Grant
Funding Agreement
with the Accountable
Body that will be
adopted by the
Cumberland
Authority from 1
April 2023
Reduction in Town
Deal Funding
available – mitigated
through
development of
scalable scheme
underpinned by
costed options
assessment.
There is a risk that
the landowner of
Upton Street objects
to the scheme
proposals or seeks
compensation.
There is a risk of
delay to appointing a
design and build
Contractor in the
winter of 22/23 due
to lack of appetite or
too much alternative
work in the market

2

4

Longer construction phase
causing additional disruption to
local businesses and the public.
Longer construction phase also
increasing delivery costs.

Site investigation to identify
any unforeseen circumstances
prior to construction works
started. Contingency plans to
be developed for any likely
discoveries on site

2

2

Changes to decision making
processes may impact the
programme.

Grant Funding Agreement will
cover this issue, defining
responsibilities in relation to
the accountably body and
sponsor/implementing
organisation

2

2

Reduction of scheme scope.

Tolerate. Consider alternative
funding options.

3

3

Additional costs for
compensation or costs
associated with revised scheme
scope.

Project team to investigate
who landowner is and
commence consultation prior
to development of preliminary
designs.

2

3

Programme delay and
associated costs

Early engagement with
potential suppliers. Soft
market testing. Utilisation of
familiar pool of contractors
with established capacity on
CCC’s Capital Works
Framework.

Delivery and Governance Arrangements
6.31 Cumbria County Council will be responsible for the delivery of this project and will
operate within the County Council’s governance arrangements. Project specific
arrangements will include the establishment of a Project Delivery Group as set out
in the Management Case.
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6.32 As accountable body for the Town Deal, Allerdale Borough Council will put in place
a grant funding agreement with Cumbria County Council in relation to the funding
and delivery of this project. It is proposed that the authority to complete the grant
funding agreement be delegated to the Programme Director in consultation with the
Monitoring Officer and S151 Officer
6.33 In addition to the project specific monitoring arrangements set out in the business
case. The delivery of the project will be monitored using the Council’s existing
reporting structures via the Regeneration and Investment Board and quarterly
reports to Executive. Regular updates will also be provided to the Town Deal Board
which will provide a further level of oversight to the project.

Project Conditions
6.34 The Head of Terms for the Workington Town Deal included specific conditions for
this project which requires the provision of a risk register including mitigation and for
the outputs to be quantified and for further outcomes to be provided. The
information required to satisfy these conditions have been provided as part of the
business case. The outputs and outcomes are set out below.
6.35 In relation to the general conditions which are applicable to this project the business
clearly sets out the delivery arrangements and identifies project risks and
mitigations. Engagement with the private sector has taken place in developing the
business case. An equality impact assessment has been undertaken for the project.

Outputs and Outcomes
6.36 The Townscape and Connectivity project will deliver the following outputs:


2,733m2 of new and enhanced public realm (including green infrastructure)
that is more attractive and more accessible to residents, businesses and
visitors and gives pedestrians better priority.



538m of improved and upgraded footpaths (widening or footpaths)



Improved wayfinding and a gateway to the retail centre to encourage footfall
and intraurban connections



Better pedestrian and cycle priority within the town centre to encourage dwell
time and encourage footfall



32 temporary full-time equivalent (FTE) jobs supported during the
construction phase

6.37 This will lead to the following outcomes:
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7.0



Enhanced townscape and place making to improve perceptions of place,
increase investor confidence and encourage footfall and economic activity,
including £8.1m (2021 prices) of journey ambience benefits;



Improved intra-urban connections, better navigability and experience of the
town centre, particularly from the Railway Station and between Washington
Square-Central Way-Murray Road;



Increased modal shift away from private vehicle to walking or cycling. This is
expected to result in additional 93,500 additional walking trip per year,
representing a 7.8% increase in pedestrian usage on Murray Road and 4.0%
along Central Way;



Health benefits arising as a result of improved pedestrian priority and
wayfinding (£2.3m of health benefits (2021 prices);



94 commercial properties identified on Murray Road, Central Way and within
Washington Square shopping centre expected to experience wider land
value uplift (LVU) benefits;



16 residential properties identified on Murray Road and Central Way
expected to experience wider LVU benefits.

Port of Workington and Oldside – Logistics and Clean Energy Hub
Project Overview

7.1

This project is focussed on the Port of Workington which is a key strategic asset for
Cumbria and adjacent land at Oldside which is identified as a strategic employment
site. The Port of Workington benefits from marine, road and rail access and this
connectivity means that these sites have significant potential to support future
development related to clean energy and logistics.

7.2

Due to historic uses these sites have contamination constraints and therefore
investment is required to ensure the sites are available and ready to support future
development.

7.3

There are two key elements to this project:

7.4



The remediation of 5.75 Ha of land at Oldside



The remediation of 2.74 Ha of land within the Port of Workington

The aims and objectives of the project are:


The remediation of land at Oldside to facilitate inward investment and the
generation of much need-needed new employment opportunities.
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7.5

The remediation of land at the Port of Workington and provision of a hardstanding area adjacent to the current rail sidings to facilitate modal shift from
road to rail and to support the role the port plays within the local economy.

The business case for this project has been developed jointly by Cumbria County
Council (as owners of the Port of Workington) and Allerdale Borough Council (as
owners of the land at Oldside) with input from Allerdale Investment Partnership and
consultancy support from WSP.
Options Appraisal

7.6

As part of the business case development process, four options have been
evaluated. These options are as follows:
Option 1 – Do Nothing: No investment from the Workington Town Deal is secured,
and the enhancements to PoW and remediation to Oldside does not take place.
This is the Reference Case against which alternatives options can be assessed.
Option 2 – Do Minimum: This reduced scope option comprises the following:


remediation of a restricted area of land at Oldside (2.61 hectares);



remediation of land and creation of a hard-standing area at the Port of
Workington (2.74 hectares);

Option 3 – Medium Remediation: This is similar to the Do Minimum option with
the area of land for remediation and preparation at Oldside:


remediation of around 55% of the Local Plan development site at Oldside
(5.75 hectares);



remediation of land, of land and creation of a hard-standing area at the Port
of Workington (2.74 hectares);


Option 4 – Do Maximum: This ‘full scope’ option comprises the following:

7.7



remediation of the full extent of the Local Plan development site at Oldside
(10.16 hectares);



remediation of land, and creation of a hard-standing area at the Port of
Workington (2.74 hectares);



remediation of additional land at the Port of Workington (1.74 hectares)

Option 3 is the Preferred Option which meets the requirements of the business case
and Town Deal in several ways:
Strategic Case
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7.8

The proposed land remediation project aligns with a range of national, regional and
local policies. The proposals are aligned with the Port of Workington Masterplan
which sets out a clear rationale for further investment both to improve infrastructure
at the Port of Workington and to support the delivery of employment land at Oldside
which is allocated for development in the Allerdale Local Plan.

7.9

The land at Oldside, which is owned by Allerdale Borough Council, has the potential
to capitalise on the logistical potential associated with the Port of Workington and
clean energy opportunities within West Cumbria which and include an established
and growing offshore wind sector and West Cumbria’s role as a global centre of
excellence within the nuclear sector.

7.10 The Port of Workington is already an important infrastructure asset and generator of
economic activity in the area it has the potential to play a stronger role as an
international gateway and, building on west Cumbria’s sectoral strengths; to form a
hub for clean energy, industry, and logistics.
7.11 The Port of Workington Commercial Masterplan presents an ambitious vision for
how the Port of Workington and Oldside sites together can produce a compelling
offer with improved port infrastructure supported employment land at Oldside
providing a distinct proposition strongly aligned to the west Cumbria's sectoral
strengths and wider investment opportunities. However, this potential can only be
realised with the support of enabling investment such as that will be provided
through the Town Deal.
7.12 The case for change for this project as articulated in the strategic case can be
summarised as follows:
Need


The need to demonstrate to several different end users that there is suitable
land on which they can develop various facilities (including warehousing);



The need to ensure that the potential to make greater use of rail connectivity
for handling different types of commodities is maximised through the
provision of suitable infrastructure; and



The need to maximise the potential of Port of Workington and Oldside as
centres of economic activity and growth that can support several local,
regional, and national objectives (covering Levelling Up, ‘green energy’ and
sustainable, environmentally friendly transport).

Barriers


The absence of land to deliver a high-quality rail interchange, including hard
standing and loading areas at Port of Workington. This is essential for Port of
Workington to fully exploit intermodal connectivity and the opportunities this
creates;
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An absence of suitable remediated, prepared land on which developers can
construct various buildings and manufacturing plants, including warehousing
and green energy generation plants (such as biomass); and



Linked to the above, much of the land at Port of Workington and Oldside is
not viable from a development perspective and unless this is rectified through
suitable remediation, the various downstream developments discussed
throughout this business case are unlikely to come forward. There is the risk
that without intervention in the form of the Town Deal supported
infrastructure and land remediation, end users are either unlikely to locate to
Port of Workington and Oldside.

Opportunities


The funding and related works will demonstrate to the market that the sites at
the Port of Workington and Oldside have the requisite commercial and
development viability to be considered as places suitable for investment;



The funding will resolve current instances of market failure and will enable
the PoW and Oldside to achieve their development potential.



The funding will help to support activities such as land remediation and other
preparatory infrastructure works – these will facilitate considerable
downstream investment as inward investors and end users will be provided
with viable land on which to develop and generate economic activity. These
activities and the additional employment generated will meet several local,
regional, and national objectives

Economic Case
7.13 The economic case has been developed in accordance with HM Treasury Green
Book Guidance with a modelling approach based on standard ‘cost benefit analysis’
and additionality principles.
7.14 The economic benefits of the project reflect the characteristics of Port of Workington
and Oldside projects and the various impacts that the Town Deal funding will have
with respect to short term impacts (such as the provision of remediated, viable land
for development) and ‘downstream’ benefits such as the benefits of inward
investment by those parties demonstrating significant current interest in the sites.
7.15 The economic benefits considered include land value increases, intermodal facility
benefits and additional employment related GVA benefits taking into account future
development that is likely to come forward following the completion of site
remediation works.
7.16 The Value for Money Assessment demonstrates a Benefits Cost Ratio (BCR) of 2.0
for the core scenario tested. A BCR in excess of 2.0 demonstrates High value for
money. This outcome primarily reflects the impacts that end user investment will
have once the land is remediated and prepared for use. The Town Deal funding will
thus solve the current ‘market failure’ that is preventing this investment taking place.
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Financial Case
7.17 The financial case sets out the costs associated with land remediation works,
demolition works, construction of a hard standing adjacent to the rail sidings, project
costs such as ecology surveys and associated project management and
contingency costs.
7.18 The main costs are related to the proposed land remediation works and these have
informed by ground investigation works undertaken by WSP. This has enabled a
robust estimate to be made of the costs of remediating the site based on the site
information, WSP’s knowledge of previous similar projects assuming a commercial
end use with limited soft landscaping and the site’s former use. The estimated cost
is based on remediating land affected by contamination to prevent, minimise,
remedy or mitigate the effects of harm to human health, pollution of controlled
waters, ecological receptors and building materials and to restore land to a state
appropriate for its intended use
7.19 The project costs set out in the financial case, including appropriate allowances for
risk and contingencies demonstrate that the proposed works can be delivered within
the £4.5 million funding allocation from the Workington Town Deal.
Commercial Case
7.20 The commercial delivery model for the project proposes that Allerdale Borough
Council will be responsible for the delivery of the remediation works at Oldside and
Cumbria County Council will be responsible for the delivery of works within the Port
of Workington reflecting the ownership of the two separate areas of land.
7.21 It is intended that Cumbria County Council will procure appropriate contractors
through their existing framework agreements such as the Professional Service
Frameworks and the Capital Works Framework. It is envisaged that a 2 stage
Design and Build approach to the project will be adopted.
7.22 Allerdale Borough Council are also able to access the Cumbria County Council
frameworks as well as other public sector frameworks such as Scape. The Council
also has the option of working with Allerdale Investment Partnership as delivery
partners in accordance with the Council’s governance arrangements relating to AIP.
7.23 The commercial case also outlines that market testing has demonstrated that if the
land is appropriately remediated and made viable there is interested from a range of
companies in further investing at the site which will generate additional employment
opportunities and economic benefits.
Management Case
7.24 Although it is intended that the two distinct elements of the project will be delivered
by Cumbria County Council and Allerdale Borough Council based on the ownership
of the respective site areas it is proposed that a collaborative approach to the
overall management and delivery of the project will be adopted. A joint approach
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has been in place during the project development phase and it is proposed that a
joint Project Board will continue to meeting to bring together the two projects and
ensure that the strategic objectives set out in the business case will be delivered.
7.25 The respective elements of the project will however be delivered within the
governance and project management structures of each Council.
7.26 The business case included a detailed project plan which demonstrates that site
remediation works will be completed by September 2024.
Delivery and Governance Arrangements
7.27 Cumbria County Council will be responsible for the delivery of those elements of the
project within the Port of Workington and will operate within the County Council’s
governance arrangements. Allerdale Borough Council will be responsible for the
remediation of the land at Oldside and has the option of working with the Allerdale
Investment Partnership to deliver this element of the project. Any involvement of the
Allerdale Investment Partnership would be agreed in accordance with the agreed
governance arrangements relating to the AIP.
7.28 Project specific arrangements will include the establishment of a joint Project Board
as set out in the Management Case.
7.29 As accountable body for the Town Deal, Allerdale Borough Council will put in place
a grant funding agreement with Cumbria County Council in relation to the funding
nd delivery of the elements of the project within the Port of Workington. It is
proposed that the authority to complete the grant funding agreement be delegated
to the Programme Director in consultation with the Monitoring Officer and S151
Officer.
7.30 In addition to the project specific monitoring arrangements set out in the business
case. The delivery of the project will be monitored using the Council’s existing
reporting structures via the Regeneration and Investment Board and quarterly
reports to Executive. Regular updates will also be provided to the Town Deal Board
which will provide a further level of oversight to the project.
Risk Analysis
7.31 A summary of the key risks for this project is set out below.
Risk
Ecology – there
is a risk of project
delay created by
further site
assessment
demonstrate
significant
ecology
constraints
Programme
Delays – there is
a risk of

Impact

Likelihood

4

2

3

2

Mitigations

Providing an ecologically clean site will be a
key deliverable before the land can be
remediated. A cost line has been included
within the remediation budget to cover any
additional ecological works required.
Any ecology found would mean remediation
works would have to be phased around the
site to allow for additional ecology works.
The Programme timeframes will be reviewed
on an ongoing process with the funding
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programme
slippage created
by delays in
funding decisions
Planning and
Consents - there
is a risk that
planning
consents will not
be achieved to
programme,
resulting in a
delay to this part
of the project.
Funding - there
is a risk that
Towns Funding
isn’t secured
caused by either
the project or
programme
failing through
the due diligence
process
Delivery – there
is a risk that
costs increases
or land
constraints
impact on
delivery of
scheme

period is significant and should ensure
programme reprofile is achievable

3

2

Early consultation will be sought with
planning authority. Relevant surveys will be
prepared and to reduce queries and delays
to the planning process.
Achieving planning permission will be a key
deliverable for the Project Board prior to
remediation works commencing.

5

2

Develop robust Full Business Case in line
with HM Treasury Green Book
requirements.

3

3

Ground investigation works have been
carried out on an extensive area of the Port
and Oldside however, only a portion of this
land will be remediated through the project.
The area of land to be remediated could be
adjusted to address any delivery issues.
The contract going forwards will aim to
transfer a suitable amount of risk to the
contractor through either a fixed price NEC
Option A or an Option C Target contract
which will have a maximum target price
stated.
Work is ongoing to ensure areas of land
required to deliver scheme are
unencumbered and land areas can be
adjusted if required.

Project Conditions
7.32 The Head of Terms for the Workington Town Deal does not include any project
specific conditions for this project. In relation to the general conditions which are
applicable to this project the business case clearly sets out the delivery
arrangements which will involve Cumbria County Council taking responsibility for
work within the Port of Workington and Allerdale Borough Council being responsible
for delivery of work to the land at Oldside. The business case also identifies project
risks and mitigations. Engagement with the private sector has taken place in
developing the business case. An equality impact assessment has been undertaken
for the project.
Outputs and Outcomes
7.33 The primary outputs from this area of land relate to the remediation of land as
follows:



Land at Oldside – 5.57Ha
Land at Port of Workington – 2.74Ha
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8.0

Workington Innovation Centre
Project Overview

8.1

This project would involve the development of a new Workington Innovation Centre
located on part of the Central Car Park in Workington Town Centre. The vision for
the project is to establish the Workington Innovation Centre (WIC) as a distinctive,
successful and widely recognised focal point for the incubation and growth of
scalable firms. The WIC will have a broad innovation coverage but with a particular
focus on digital technologies and the digitisation of advanced manufacturing.

8.2

The offer provided by the Workington Innovation Centre will include:


High quality energy efficient design, 15,000 sq ft (net lettable) of
modern/flexible workshop and office space that can be easily reconfigured to
meet the changing need of tenants



Reliable and cost-effective broadband, offering download speeds of up to
1Gbps



Cafeteria/bar and communal informal meeting space to encourage
interactions between firms/workers



A formal conference/meeting room space



A welcoming reception area with secure storage and shower facilities for
cyclists



Tailored innovation and entrepreneurship support

8.3

The Innovation Centre will accommodate innovative start-ups from the local area,
in-movers from elsewhere, skilled knowledge workers who post Covid 19 are
seeking to shift to a remote of hybrid working model, as well as a small number of
anchor tenants who are likely to be associated with the nuclear supply chain.

8.4

The Workington Innovation Centre will also help to support Workington town centre
and the recovery from the pandemic by attracting increased footfall and
expenditure.

8.5

The development of this project and the associated business case has been
supported by a consultant team comprising SQW, Mott MacDonald and Buttress
Architect who were appointed through the strategic partnership arrangement the
Council has agreed with Mott MacDonald.
The design concept is demonstrated in the RIBA Stage 2 Design Concept Report
produced by Buttress Architects. The design brief reflects the key differences
between an Innovation Centre and traditional managed office spaces and stresses
the need for flexibility and the quality of wellbeing spaces.
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Options Appraisal
8.6

A long list of options for the development of the Innovation Centre was produced
from which a shortlist of three options (in addition to a ‘do-nothing’ scenario) was
identified. The shortlisted options were:


10,000 sq. ft office and workshop space Enterprise Centre with limited
entrepreneurship programme – discounted as would not provide sufficient
benefit



15,000 sq. ft office and workshop space Innovation Centre with
entrepreneurship and innovation support programme – preferred option



20,000 sq. ft office and workshop space Innovation Centre with
entrepreneurship and innovation support programme – discounted as
unaffordable

Strategic Case
8.7

The strategic case demonstrates that the Workington Innovation Centre benefits
from a highly supportive policy context with a strong alignment with a range of policy
objective and national, regional and local level and in particular those strategies and
policy commitments which emphasise incentivising business start-ups, increasing
levels of innovation and productivity, narrowing the divergence of living standards
across the country and promoting a shift towards a low carbon economy.

8.8

The Workington Innovation Centre project seeks to address a number of key issues
and challenges including that:

8.9



The Workington economy suffers from low levels of business formation and
major deficits in relation to higher-level skills and innovation. In addition, the
impact of Covid 19 has been significant and there is a need to re-energise
Workington town centre and accelerate its post-pandemic recovery by
attracting increased footfall and expenditure.



Compounding the structural economic weaknesses, there are multiple land
and property failures evident in the town centre. There is no supply of Grade
A office space in Workington, which limits the town’s ability to attract and
retain high quality firms, and there is a poor supply of small units for early
stage companies or in-movers looking for modest amounts of space. There
is also a limited supply of co-working space.

It is recognised that in considering the broader West Cumbrian commercial property
market, there are a number of business centres, science parks and coworking
spaces however the Workington Innovation Centre will complement these existing
developments, working alongside existing supply to support the growth of a strong
entrepreneurship and innovation ecosystem across West Cumbria.

8.10 To inform the development of the business case stakeholder engagement was
undertaken through a combination of in-depth consultations and an e-survey. The
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stakeholder engagement demonstrated widespread support and enthusiasm
amongst stakeholders for the development of the proposed Innovation Centre
highlighting the opportunity to provide a hub for networking and collaborative R&D
activity.
8.11 The feedback from stakeholders has also influenced the design and management
proposals for the Innovation Centre stressing the need for flexibility and the ability to
respond quickly to emerging shifts in the market and the need to offer high quality
physical and digital infrastructure. The provision of workshop space was highlighted
as being helpful in differentiating the offer and cultivating demand within different
segments of the market.
8.12 The stakeholder engagement also highlighted some interest from some firms in
taking space at the Workington Innovation Centre. This interest has also been
confirmed by separate discussions Officers have had with potential occupiers.
Economic Case
8.13 The potential economic impacts of the options outlined above have been modelled
as part of the economic case. This report focuses on the economic impacts of the
preferred option.
8.14 SQW have undertaken the economic modelling for this project and recognising that
the proposed intervention is primarily about innovation rather than simply a property
development scheme value for money is assessed primarily in terms of jobs created
rather than a land value approach which would be more appropriate for a property
scheme.
8.15 The economic modelling undertaken by SQW is considered to be robust and adopts
an appropriate methodology taking into account the volume of floorspace created,
the number of employees, productivity in terms or GVA per job with appropriate
adjustments made for additionality and discounting.
8.16 Based on the modelling undertaken the proposed innovation centre is estimated to
deliver a benefit cost ration (BCR) of 1.7.
8.17 SQW have also applied a sensitivity analysis to the economic impact model to
consider scenarios where the forecast levels of occupation density are not achieved
and where the level of demand is lower than anticipated. In both scenarios it is
estimated that a BCR of 1.3 will be achieved.
8.18 It is also recognised that the BCR in itself does not give a comprehensive view of
the social value offered by an intervention and should not be the sole defining factor
in appraising options. The business case identified five key non-quantified benefits
that would flow from the development of the Innovation Centre and its associated
entrepreneurship and innovation programme.


The Innovation Centre could support efforts to address structural
weaknesses within the Workington economy - boosting levels of
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entrepreneurship and innovation, which are relatively low, as well as creating
employment opportunities for local residents.


The provision of higher quality office space will enhance Workington’s ability
to attract and retain high quality innovative firms, making it easier for the
town to attract and retain the higher skilled workers these firms need, thus
helping to tackle the area’s stubborn skills deficit. It could also form part of a
broader strategic agenda at the level of West Cumbria to support the
transition to a more innovation-intensive and technology-rich economy.



The Innovation Centre could develop a community of innovative companies,
helping to enhance the image/profile of Workington as a business location,
and attract more tenants to the Innovation Centre in future, thus further
supporting local economic growth.



Increasing levels of activity at the Innovation Centre would also generate
benefits for the wider town centre through increased footfall and spending.
Re-energising the town centre will be particularly important to respond the
negative impacts of Covid-19. The Innovation Centre could also help
Workington respond by meeting the likely increased demand for flexible ‘third
spaces’ as a result of behavioural shifts observed during the pandemic.



The Innovation Centre could help to address local commercial property
market failures, whereby viability gaps prevent developers from bringing
forward Grade A space. A successful WIC would help to de-risk future
speculative commercial development schemes in the area by showing that
higher rental levels are achievable, thus helping to close the viability gap on
future schemes.

Financial Case
8.19 In considering the financial case for this project it is recognised that the Council
does have a significant financial interest in this project given that the Council will be
responsible for project delivery, will provide a significant capital contribution to the
project and will be responsible for the future ownership and operation of the
building.
8.20 The financial appraisal undertaken considers the capital costs of constructing the
Innovation Centre, ongoing operating costs, rental income and the capital and
revenue funding available.
Capital Costs
8.21 Based on an Order of Cost Estimate produced by Quantity Surveyors at Mott
MacDonald based on a RIBA Stage 2 Concept Design Report produced by Buttress
Architects the total estimated cost of construction of the Innovation Centre is £8.77
million. This includes a contingency allowance of 10%.
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8.22 These figures are considered to be cautious estimates and will need to be refined
as the final design and specification of the building is developed.
Annual Operating Costs
8.23 A number of detailed assumptions have been made in relation to the annual
operating costs of the Innovation Centre informed by discussions with an
experienced innovation centre operator. The majority of costs relate to staffing and
property costs. Operating costs have been estimated as being £234,272 in the first
year of operating rising to £313,274 in year 10.
Operating Income
8.24 The main source of income for the Innovation Centre will be rental income from
tenants as well as from the users of the meeting rooms and events space. It is
proposed that the rental will include utilities, service charge and broadband and
access to the entrepreneurship and innovation support but excluding business
rates. Some income will also be generated by rental income from the café operator.
8.25 The income model developed for the financial case is based on an initial rental level
of £18.50 per sq. ft which is similar to what is currently achieved at Westlakes
Science Park. As noted above the rental would however be all inclusive and include
access to the support package provided by the Innovation Centre.
8.26 The total rental income received will be dependent on the levels of occupancy that
can be achieved. Whilst it is anticipated that the Innovation Centre will generate
income from year one it will take time for occupancy levels to build. Rental incomes
have been modelled on the assumption that 25% occupancy will be achieved in
year 1 rising to 90% by year 7. It is assumed that occupancy levels will not exceed
90% taking into account there is expected to be a level of churn in terms of
occupiers moving in and out of the building. The cumulative operating loss for the
Innovation Centre in the initial years of operation is estimated at £630,000 before an
operating surplus starts to be generated by year 7.
8.27 It is recognised that in the early years of operation total expenditure will exceed
income whilst occupancy levels build however this was always expected to be the
case which is why the proposed funding allocation from the Town Deal includes a
level of revenue support.
Funding available
8.28 The proposed capital funding allocation from the Town Deal is £7.5 million whilst a
£1.3million match funding contribution from the Council’s capital programme is
proposed therefore the estimated £8.77 constructions cost is considered to be
affordable.
8.29 The proposed revenue support contribution up to the end of 2025-26 from the Town
Deal is £700,000. Whilst this is sufficient to cover the forecast losses there is risk
that the timing of the support is outside the Towns Deal programme.

Page 31

Financial Considerations and Risks
8.30 The Council will be responsible for the delivery and subsequent operation of the
Innovation Centre,so it is important to consider the potential financial risks
associated with this. This assessment has also been informed by the appraisal
undertaken by CCC.
8.31 In terms of the development of the Innovation Centre an assessment of potential
constructions costs has been undertaken which indicated that the project is
affordable. It is however recognised that these costs will need to be further refined
as design development work is progressed and that construction price inflation is a
current risk to all capital projects. A contingency provision has been allowed for in
the cost estimates but there remains the potential for cost overuns To mitigate this
risk the procurement approach proposed in the commercial case (SCAPE) allows
for early engagement with the construction contractor and this will allow for costs to
be closely monitored as the scheme progresses and action taken where necessary,
for example through value engineering to ensure that the project can be delivered
within budget.
8.32 In terms of future operating costs, it is considered that the financial appraisal
undertaken is robust, but it necessarily relies on a number of informed assumptions
in relation to the rental level and predicted occupancy levels being achieved. The
predicted rental levels are not currently being achieved within the office market in
Workington but it must be recognised that no compatible facility to that proposed
currently exists. Similar rental levels are currently being achieved at Westlakes
Science Park and the Workington Innovation Centre will provide an enhanced offer
in terms of the additional services provided.
8.33 The engagement undertaken to date suggests there is strong support for the
Innovation Centre proposal and the challenge will be turn this broad support into
commitments to take space in the centre. Officers will continue to work with
potential partners to secure potential occupiers for the Innovation Centre.
8.34 The proposal to appoint an experienced partner to operate the centre on the
Council’s behalf as set out in the commercial case below seeks to further mitigate
this risk of not achieving the required occupancy levels as they will have the
relevant skills and experience to market the facility and cultivate demand and will be
incentivised to do so. It is proposed that further market testing is undertaken to test
the robustness of the proposed management approach
8.35 As set out above even if the predicted demand is met there will be a shortfall in
revenue over the initial years of operation. There is provision of revenue support
within the Towns Deal, but this must be drawn down by the end of the programme
in 2025-26. As the requirement for revenue support continues after this time there
is a risk that this funding cannot be fully utilised. Ways to mitigate this risk and
ensure the full revenue support can be drawn down will need to be explored. This
will require further discussions with the management company as to modelling of
expenditure.
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8.36 If the required occupancy levels cannot be achieved there is a risk that the Council
may need to underwrite any additional revenue deficit. This risk could however be
mitigated by seeking to repurpose parts of the building. For example, it is suggested
that the upper floor of the building could be repurposed as an aparthotel. At this
stage no detailed assessment of the costs, demand for, or viability of, alternative
uses has been undertaken, but the design strategy for the building seeks to ensure
that its future use is as flexible as possible.
8.37 A further issue to be considered is that the site of the proposed Innovation Centre is
currently in operation as Central Way carpark. The development of the site will
therefore reduce the overall number of parking spaces available. An initial review
has indicated that this car park is not fully utilised and that current users could be
accommodated in other council owned town centre car parks, including the adjacent
multi-storey carpark, but there is likely to be some displacement.
8.38 It is acknowledged that there is a level of financial risk to the council associated with
the project both in terms of potential cost overruns in relation to the construction of
the building and potential revenue implications were the Innovation Centre to
underperform. As outlined above further work will be undertaken to quantify and
mitigate these as the project is developed through early engagement with the
construction contractor and potential management operators prior to the award of
contracts for the construction and management contracts. It must however be noted
that there is also a level of risk associated with not proceeding with the project in
terms of not taking advantage of this significant opportunity to secure funding
through the Town Deal for a major regeneration project within Workington town
centre.
Commercial Case
Operation of the Innovation Centre
8.39 To maximise the potential of the proposed Innovation Centre it is important that an
appropriate commercial model is adopted for the management of the facility.
8.40 An options appraisal was undertaken in developing the business case which
considered three options.




A third party specialist via a Management Agreement (outsourced model)
A third party operator via a long-term lease arrangement
Allerdale Borough Council operates the Innovation Centre direct

8.41 The option of the Innovation Centre being directly operated by the Council was
rejected primarily that the Council does not necessarily have the in-house expertise
that will be needed to cultivate demand and manage the Innovation Centre and that
there would be an advantage in bringing in a specialist operator with experience
providing innovation support and entrepreneurship programmes in similar centres
elsewhere.
8.42 In considering options for a third party operator it is considered that as it is likely to
take some time for the Innovation Centre to generate a surplus as set out in the
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financial case a lease arrangement is unlikely to be attractive to the operator
market.
8.43 The preferred option is therefore to seek to procure an operator via a Management
Agreement that provided a fixed management fee and an incentive fee based on
profit or revenues generated. As indicated above this option will be subject to further
market testing.
Procurement Strategy
8.44 The Innovation Centre project will give rise to three procurement requirements.
8.45 Construction Contractor: Allerdale Borough Council will have responsibility for the
construction of the proposed Innovation Centre. It is proposed to use the SCAPE
Construction Framework to procure a contractor to undertaken the construction
works. The Council has experience in using the SCAPE framework in relation to the
construction of the Workington Leisure Centre and this framework does allow for
early engagement with the contractor providing an opportunity to further refine both
the cost plan for the proposed development and the risk associated with this as well
as developing the project plan in more detail.
8.46 Innovation Centre Operator: It is proposed to advertise the requirement for an
operator to manage the Innovation Centre via The Chest which is the North West’s
Local Authority Procurement Portal is one of the Council’s standards approaches to
procuring goods and services.
8.47 Café Operator: It is envisaged that the café operator will be procured separately to
the Innovation Centre Operator and that this opportunity would be attractive to a
local operator. The Chest would also be used to advertise this procurement
opportunity.
Management Case
8.48 The Management Case sets out an indicative plan for governance and project
management for the Innovation Centre which includes the establishment of a
Workington Innovation Centre Board. It is anticipated that the Board would include
senior representation from the Council and other organisations such as Cumbria
LEP, Cumbria Chamber of Commerce, the local FE sector as well as private sector
representatives. The role of the Board will be to provide strategic oversight to the
Innovation Centre management team to ensure the successful delivery and
operation of the facility. Part of the strategic oversight role provided by the Board
will be ensure that the operator of the Innovation Centre is fully engaged with the
wider business support and innovation landscape across West Cumbria so that the
Workington Innovation Centre operates in partnership with other innovation facilities
in the area such as Eagle Labs at Whitehaven.
8.49 As set out in the Commercial Case it is proposed to appoint a specialist operator to
take responsibility for the day-to-day management of the Innovation Centre. The
management case does however set out an indicative staffing structure for the
facility. It is considered that the management team will have a critical role in
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ensuring the success of the facility and contributes to the wider success of the town
centre.
Entrepreneurship and Innovation support programmes
8.50 In additional to the provision of attractive and flexible accommodation for
businesses a key aspect of the Innovation Centre is the programme of business and
innovation support that it is intended to provide. The operator of the will be expected
to develop this programme in detail when appointed but it is anticipated that it will
include a range of activity, examples of which are set out below:













Business planning, growth and strategy workshops as part of a broad
incubation programme offer including activity with local young people /
enterprise competitions etc.
Diagnostic assessments of business’ current innovation status and
opportunities to accelerate adoption
Sector or technology specific/themed workshops
Support to design customer and market validation exercises
Introductions to private and public funders
Introductions to suitable academics, RTOs and other specialist support
bodies as part of the commercialisation process
Investment pitch preparation
Facilitated introductions to other key members of the local innovation system
Support in exporting
Information and guidance on intellectual property protection
Creating events which bring together, in a targeted way, potential innovation
collaborators
Helping to produce and publicise case studies of centre companies’ growth
and successes to help promote them, the centre, and also to act as an
inspiration to local entrepreneurs and innovators.

8.51 It is also intended that the Innovation Centre will be a hub for events, networking
and wider community engagement with a regular programme of events during the
day and on evenings. Again the operator will be expected to develop a detailed
programme once appointed but this would be expected to include networking
events, hosting meetings and showcasing cutting edge technologies. The café area
in particular can be used to host events to attract new audiences that would not
otherwise the Innovation Centre and this also provides an opportunity to generate
activity that will support the wider town centre.
Delivery and Governance Arrangements
8.52 Allerdale Borough Council will be responsible for the delivery of this project within
the Council’s existing governance arrangements and the appointment of a
construction contractor and centre operator will be undertaken in accordance with
the Council’s procurement rules.
8.53 As outlined in the management case it is proposed to establish a Workington
Innovation Centre Board to provide project specific governance and oversight.
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8.54 In addition to the project specific monitoring arrangements set out in the business
case. The delivery of the project will be monitored using the Council’s existing
reporting structures via the Regeneration and Investment Board and quarterly
reports to Executive. Regular updates will also be provided to the Town Deal Board
which will provide a further level of oversight to the project.
It is proposed that further operational decisions relating to the inclusion of the part of
the Central car park within the proposed development site be delegated to the Chief
Officer (Finance and Assets).
Risk Analysis
8.55 A number of key risks for the project are identified in the table below. The risk
register will be further refined and developed as the project is development and in
particular following early engagement with the construction contractor through the
SCAPE Framework.
Risk

Final design of
the WIC not
attuned to needs
of target
customers
A suitable
contractor cannot
be procured

Impact

Likelihood

1

5

2

5

An experienced
innovation centre
operator(s)
cannot be
procured

2

5

Costs increase/
inflation

2

5

Mitigations

Expert advice from a successful operator of
such environments to provide ‘critical friend
support’ as the design evolves to ensure
design is fit for purpose as it progresses
through the planning process.
The inability to procure a suitable contractor
to build the WIC could result in significant
delays and financial implications.
ABC will launch a competitive tender
exercise to find a suitable contractor using
the SCAPE Framework which the council
have successfully used for previous
schemes.
Strong management by a specialist operator
is an integral part of the WIC concept if the
project is to deliver effectively against its
core objectives. At this stage, there is no
certainty that the WIC will be attractive to
commercial operators given the economic
and commercial property market contexts for
the scheme. ABC will launch a competitive
tender exercise to find a suitable operator for
the WIC.
Inevitably, there is a risk of a lack of
demand from enterprises for space in the
WIC, exacerbated by the changes to work
patterns owing to the Covid-19 pandemic.
A specialist operator with a strong track
record in operating innovation centres
across the UK will be procured to manage
the WIC. An effective marketing strategy
will be developed to promote and encourage
the uptake of the space. The delivery of high
quality innovation support and
entrepreneurship programmes will help to
cultivate demand and raise rental levels.
Also, the design of the building is very
flexible, as well as being inspirational and
aspirational. WIC will be able to respond
quickly to changes in patterns of demand,
and the top floor could easily be repurposed
for use as an aparthotel, which would drive
additional demand.
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Lack of strategic
oversight

1

4

Lack of
partnership
working

2

4

Commercial
model is
unsustainable

1

5

Strategic oversight is key to ensuring that
the project is delivered successfully.
The Workington Innovation Centre Board
comprised of senior representation will be
responsible for providing strategic oversight
and constructive ‘check and challenge'.
The project is committed to partnership
working. One of the roles of the Board will
be to ensure that the innovation centre
maximises cluster development
opportunities and builds synergies with
complementary hubs. The operator will also
be required to engage with the wider
business support and innovation landscape
across West Cumbria.
Early analysis and refinement of the model.
Regular reviews of risk. Regular reviews of
potential for additional services to enhance
the sustainability of the model.

Project Conditions
8.56 The Head of Terms for the Workington Town Deal does not include any project
specific conditions for this project. In relation to the general conditions which are
applicable to this project it is proposed the project will be delivered by Allerdale
Borough Council in accordance with the delivery arrangements set out in the
business case. The business case also identifies project risks and mitigations.
Engagement with the private sector has taken place in developing the business
case. An equality impact assessment has been undertaken for the project.
Outputs and Outcomes
8.57 The following objectives are expected to be generated by the proposed Workington
Innovation Centre:






9.0

Five new companies started and housed within the WIC by 2030
By 2030, fifty new jobs (gross) will be created in the WIC
Ten strategic collaborations developed for tenant businesses by 2030
A 15% increase in the proportion of firms engaging with R&D and innovation
in Workington by 2030
By 2030, increase the headline all-inclusive rental figure for Grade A office
space in Workington Town Centre to £21.50 per sq. ft.

Community Sports Village
Project Overview

9.1

This project sees to provide an improved community sports and leisure facility within
the Lower Derwent Valley close to Workington town centre and the existing
Workington Leisure Centre as well as the existing cricket and bowling club. At the
heart of the proposed development would be the redevelopment of the existing
football ground at Borough Park to provide a shared stadium for Workington AFC
(Reds) and Workington Town RLFC alongside a new community facility on the site
of the former Lonsdale Park which is located adjacent to Borough Park.
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9.2

It is recognised that to achieve the ultimate aspirations for the sports village project
may take some time and require significant investment over and above that which
has currently been identified.

9.3

It is therefore proposed to take a phased approach to the delivery of the sports
village which will nevertheless still offer significant benefits in the short term and be
an important first step in delivering the overall ambitions for the scheme.

9.4

The first phase of development to be funded through the Town Deal would be
based on a partial redevelopment of Borough Park and primarily involve the
demolition and replacement of a new stand in its place. The existing playing surface
would be replaced with a new synthetic pitch which will allow for the increased use
of the pitch by both clubs as well as offering potential for increase usage outside of
match days.

9.5

The new community pitch on Lonsdale Park will be funded separately and initial
discussions with the Football Foundation in relation to this development have
already commenced. The upgrading of existing poor quality pitch provision at
Moorclose is also being explored.

9.6

Subject to additional funding being generated the further redevelopment of Borough
Park would involve the replacement of the remaining stands and the introduction of
additional facilities.

9.7

The business case has been developed with the support of Mott MacDonald as part
of the strategic partnership arrangement with the Council.
Strategic Case

9.8

The Sports Village proposal strongly aligns with a range of policies at local, regional
and national level and is a key element of the ongoing regeneration of this part of
Workington building on the successful development of the Workington Leisure
Centre and the more recent Travelodge development.

9.9

At a national level the development will contribute to the aims of the Levelling Up
agenda as well as DCMS and Sport England strategies to encourage more
engagement in sport.

9.10 At a regional level the Cumbria Tourism Strategy suggests using venues to promote
Cumbria’s unrivalled reputation for Culture, Heritage and Events. Events at the
Sports Village, both sporting music and other kind, can help contribute to this and
enhance Cumbria’s reputation. In unlocking growth and employment the proposals
contribute to the Cumbria Recovery Strategy and in promoting physical activity,
helping to reduce isolation and encourage health habits will support the Cumbria
Joint Health and Wellbeing Strategy.
9.11 At a local level the proposals align with Local Plan policy in relation to the future
development of the Lower Derwent Valley. The proposals are also consistent with
the aims of the Council’s Physical Activity Strategy which aims to encourage
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participation in sport and physical activity leading to sustained, positive lifestyle
changes. The sports village will also contribute to addressing the shortfall of playing
pitch provision in Workington as identified in the Playing Pitch and Outdoor Sports
Strategy.
9.12 The key aims of the sports village can be summarised as follows:


Contribute to Levelling Up in the UK: spreading prosperity and access to
opportunities to more deprived areas, communities, and people providing
access to culture and sport, employment opportunities, spreading the future
economic success of the Sports Village and clubs involved as addressing the
region’s health challenges.



Enhance the club’s commercial opportunities and economic resilience:
through investing in the Sports Village facilities, resources, and conditions for
the clubs to create the conditions for new and enhanced revenue through
community facilities. This is expected to close the gap on non-match days.



Enhance West Cumbria’s tourism reputation: building on and diversifying the
tourism and destination offer by adding an additional facilities and
programming.



Address the health challenges and encouraging healthier and more active
lifestyles and discouraging smoking, excessive alcoholism, and poor diets.
The community facility should address inactivity which is a major cause of
death and disability in the region.



Stimulate town centre footfall and give people a reason to visit the
Workington Town Centre and Lower Derwent Valley with festivals, events,
cultural activities, sport, and other programming introduced at the Sports
Village.

9.13 In articulating the case for change a key driver for this project is that the existing
grounds at Borough Park (Workington Reds) and Derwent Park (Workington Town)
do not meet modern standards and expectations and in particular key issues that
must be addressed are:


The current Borough Park and Derwent Park facilities are not inclusive and
accessible sporting facilities for community usage.



Limited capacity for growth in current facilities with strict league requirements
if clubs are to achieve promotion and move up the hierarchy.



The stadiums are expensive to maintain and have extremely poor
environmental and sustainability standards.

9.14 The without the public investment provided through the Town Deal it is unlikely that
wider future investment in the sports village development will be forthcoming and a
once in a generation opportunity to create a positive change, support Workington’s
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two primary sporting clubs and engage in the wider community with positive health
and wellbeing benefits, will be lost.
Economic Case
9.15 The approach taken to the economic case for the Sports Village project is based on
a combination of quantitative and qualitative analysis focussed on capturing the
core benefits of the scheme.
9.16 The quantitative value for money analysis covers two key outcomes, which are:



Land value uplift effects arising from the more productive use of the site.
Quantifiable participation benefits arising from the project’s role as a
community facility.

In addition, there are several wider economic benefits. These are:





Employment creation from construction and operation of Sports Village.
Gross Valued Added increase to the economy arising from higher
employment.
Additional spending within the Workington economy because of the Sports
Village.
Additional economic activity associated with the including hospitality space.

9.17 The detailed assessment undertaken is set out in the business case appended to
this report.
9.18 The economic case considers the value for money in terms of the proposed public
investment in the first phase of development and demonstrates a Benefit Cost Ratio
(BCR) of 1.5. In terms of the longer-term vision for the sports village it is
demonstrated that the BCR would rise to 2.2.
Financial Case
9.19 The funding sources that are potentially available to deliver the initial phase of the
sports village development are £5.4 million allocation from the Town Deal, a £1m
capital contribution from Allerdale Borough Council and £150,000 that Workington
Reds are able to access from the Football Stadium Improvement Fund.
9.20 In relation to the first phase of development an Order of Cost Estimate using the
RICS – New Measurement Rules has been produced by Mott MacDonalds Quantity
Surveyors. This estimates the cost of the first phased of development including the
replacement of the main stand and playing surface at Borough Park as £6.5 million
demonstrating that the initial phase of development is affordable if all of the funding
identified above can be accessed and risks relating to costs certainty are
successfully mitigated.
9.21 Clearly given the current stage of project development there is a high degree of
uncertainty in relation to the cost estimates at the present time and it should be
noted that the costs estimates exclude certain elements such as VAT, fit out and
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some operational costs. The costs estimates will be further refined as design
development work progresses and it will be important to ensure that this is closely
monitored to ensure that the costs remain within budget and the project satisfies
affordability and viability requirements. The VAT treatment of the project will be
dependent on the corporate status and structure of the Sports Village Company and
its commercial arrangements. It will be necessary for partners to consider the extent
to which a VAT liability arises as part of the work in establishing the Sports Village
Company and how it will meet that liability in whole or in part. Risks associated with
uncertainty around current costs estimates will be managed through revision to the
scope of the scheme or appropriate value engineering.
9.22 The community pitch is expected to be funded separately with initial discussions
having commenced with the Football Foundation in relation to both this and the
potential improvement of the existing poor-quality pitches at Moorclose.
9.23 There is no commitment to ongoing public funding to support the ongoing running
costs of the sports village. It is important that the facility is therefore self-sustaining
and it is important that appropriate commercial arrangements are put in place to
enable this. The proposed arrangements are set out in more detail below but in the
short term the proposals will reduce both clubs ongoing maintenance liabilities in
relation to both Borough Park and Derwent Park and by sharing a single ground
operating costs can also be reduced contributing to the increased financial
sustainability of the sporting operations.
Commercial Case
9.24 Project development work to date has been undertaken jointly by Workington Town
and Workington Reds (the Stadium Partners) with support from Allerdale Borough
Council through the establishment of a joint Sports Village Project Board. It is
agreed that the sports village should be a led by both clubs and whilst the Council
will provide some capital funding to facilitate the development and will continue to
provide practical support through staff resources it will be the Stadium Partners that
will be responsible for the delivery and ongoing operation of the Sports Village.
9.25 The commercial model to be adopted for the for the Sports Village is therefore
required to provide a steady income stream to the stadium partners, importantly this
will enable the distribution of funds to maximise the community and health benefits.
9.26 It is therefore proposed to establish a new Sports Village Company that will be
responsible for the delivery of this project and the ongoing running of the facilities.
The proposed arrangements for this are set out in more detail in the management
case below.
9.27 It is proposed that the Sports Village Company appoint a suitably qualified and
experienced project manager to support the delivery of the project and lead on the
procurement of a suitable design team and construction partner to progress the
development.
9.28 Although the commercial strategy is clearly set out the Sports Village Company has
not yet been established and provides some uncertainty risk to the future delivery of
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the project. Given the high level of public funding that is required to deliver the
development it is considered that any funding award should be subject to a series of
conditions to ensure that robust financial controls and project management
arrangements area in place to ensure that the projects objectives can be delivered.
Management Case
9.29 Following consideration of a range of potential options for the delivery of the Sports
Village Project, as set out in the business case, it is proposed to establish a new
Sports Village Limited Company which would be 50/50 owned by Workington Town
and Workington Reds who would each appoint new directors to the board of the
new company but additional independent directors would also be appointed which
appropriate specialist knowledge and expertise to support the delivery of the
project.
9.30 The Sports Village would have the ability to established subsidiary companies to
lead on the delivery and operation of the sports village and could also if appropriate
establish a community interest company to deliver aspects of a community
engagement programme.
9.31 The Sports Village Company will be required to develop a robust business plan to
ensure the long-term sustainability of the sports village which would include
generating revenue from operations within the stadium, sponsorship etc. The Sports
Village Company will be responsible for raising the additional funding necessary to
deliver future phases of development.
9.32 As indicated above the Sports Village Company has not yet been established and
therefore it is not yet possible to put in place a business plan for the Sports Village.
This again provides a degree of uncertainty and represents a risk in terms of the
delivery, viability and affordability of the project.
Issues for further consideration
9.33 Following the appraisal of the business case, including input from CCC, a number of
refinements have been made to address issues raised but as indicated above
significant uncertainty remains in a number of areas and this represents a risk to the
future delivery of the project.
9.34 The outstanding risks and uncertainly arise primarily from the need to put in place
the commercial structure proposed for the delivery of the project and in particular
that the Sports Village Company has not yet been established. This means that
many of the actions required to mitigate risk and provide confidence in relation to
the delivery of the project, such as the preparation of a robust business plan and
detailed project delivery plan cannot yet be put in place. It is known that Workington
Town and Workington Reds are taking steps to put the necessary structures in
place but it is considered that no substantial funding award should be made until
key conditions can be met.
9.35 The business case suggests a number of funding conditions that it may be
appropriate to include within a future grant funding agreement however before a
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grant funding agreement can be put on place it is considered that a number of key
conditions should be met. These include:







The vehicle for the delivery of the scheme (i.e. the Sports Village Company)
should be established and details of the term of reference/articles of
association provided setting out the proposed governance arrangements for
the sports village.
A business plan providing further detail of financial modelling, project plan
governance arrangements and risk register relating to the delivery and
ongoing operation of the sports village.
Confirmation of key personnel responsible for delivery of the project,
including relevant experience.
Stakeholder management plan
Legal and financial advice on any VAT liability arising from the project, and
how the Sports Village Company will meet this liability (which will not be met
by Allerdale Borough Council).

9.36 Whilst it is considered that no substantive funding award should be made until the
key conditions outlined above have been met and a grant funding agreement is in
place it is recognised that some funding support to the clubs may be required to
enable them to get to this stage of development. To support with project delivery
DLUHC has released an advanced 5% capital funding pre-payment. This advance
funding award is not yet fully allocated and could be used to support the clubs in
completing that additional project development work. It is suggested that the clubs
be requested to put forward a costed proposal for the necessary additional work
and that approval of an advance funding award be delegated to the Programme
Director.
Risk Analysis
9.37 Key risks for this project identified at this stage are set out in the table below. As set
out above it is expected that a more detailed risk register will be developed following
the establishment of the sports village company.
Risk

Impact

Likelihood

Mitigations

Construction costs
inflation impact on
delivery of scheme
within budget

4

2

Contingency provision included within cost estimates.
Robust financial/project management mechanisms.
Project scope reviewed/value engineered as required.
Appointment of experienced project manager for project.

Sports Village Company
fails to generate match
funding required

4

2

Ensure appointment of appropriately experienced
directors to Board. Robust business plan required.
Phased approach to development proposed.

Commercial model fails
to generate sufficient
revenue to sustain
facilities

4

2

Ensure appointment of appropriately experienced
directors to Board. Robust business plan required

One of clubs goes into
administration

4

2

Sports village company structured to ensure ongoing
operation of facilities. New tenants to be sought.
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Delay or failure to
secure planning
permission

3

2

Early and ongoing engagement with local planning
authority.

Construction costs, VAT
fit out and operational
costs cannot be
successfully managed to
achieve scheme
affordability and viability
meaning that the project
cannot proceed

4

2

Requirement to provide satisfactory corporate
governance, business plan and VAT treatment (with
expert legal/finance advice) are conditions of grant
funding. Project scope reviewed/value engineered as
required. Robust financial/project management
mechanisms. Ongoing engagement with DHLUC
regarding funding.

Delivery and Governance Arrangements
9.38 Responsibility for the delivery of this project will lie with a new Sports Village
Company to be created to deliver and operate the facilities. A grant funding
agreement will be required with the Sports Village Company with appropriate
conditions to ensure that robust financial controls and project management controls
are in place.
9.39 In addition to the project specific monitoring arrangements set out in the business
case. The delivery of the project will be monitored using the Council’s existing
reporting structures via the Regeneration and Investment Board and quarterly
reports to Executive. Regular updates will also be provided to the Town Deal Board
which will provide a further level of oversight to the project.
9.40 The freeholds for Borough Park and Lonsdale Park are owned by the Council.
Workington Reds have a lease for Borough Park which expires in March 2025 but is
a protected lease in terms of the Landlord and Tenant Act 2025. Subject to an
agreement on terms in accordance with the Council’s Disposals and Acquisitions
Policy and relevant legislation it is proposed that a long term lease be granted to the
Sports Village Company in relation to both Borough Park and Lonsdale Park to
facilitate the delivery of the Sports Village Project. This will require Workington
Town to surrender their existing lease in favour of the new arrangements.
Project Conditions
9.41 The Head of Terms for the Workington Town Deal does not include any project
specific conditions for this project. In relation to the general conditions which are
applicable to this project it is proposed the project will be delivered by the Sports
Village Company in accordance with the delivery arrangements set out in the
business case. The business case also identifies project risks and mitigations.
Engagement with the private sector has taken place in developing the business
case. An equality impact assessment has been undertaken for the project.
9.42 It is noted that the match funding requirements and outputs agreed in the Heads of
Terms for this project will not be fully met by the initial phase of development as
described in the business case.
Outputs and Outcomes
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9.43 The main output from this project will be the provision of an upgraded sports
stadium at Borough Park with a new synthetic pitch which will allow for increased
use of the stadium. The project also aims to provide an additional synthetic pitch
adjacent to the main stadium for community use with funding routes for this being
actively pursued. It is hoped that this will be a catalyst for further expansion of the
stadium in the future and potential further investment in the improvement of existing
playing pitches elsewhere in the town.
9.39 As well as increased participation and engagement in sporting activities the project
is anticipated to deliver improved perceptions of Workington as a place and an
increase in visitors associated with sporting and other events.
10.0

Implications of Local Government Reorganisation

10.1 Proposals for Local Government Reorganisation in Cumbria anticipate that Allerdale
Borough Council and Cumbria County Council will cease to exist from 1 April 2023
on the creation of two new unitary authorities.
10.2 The delivery of the Town Deal Programme will extend beyond the vesting date of
the new unitary authorities and the roles and responsibilities of both Allerdale
Borough Council and Cumbria County Council in relation to project delivery and as
accountable body for the programme will be transferred to the new Cumberland
Council. As part of the Implementation Programme for Local Government
Reorganisation appropriate arrangement for the transfer of responsibilities will be
put in place to ensure the continued delivery of the Town Deal Programme.
11.0

Implications and Impact

12.1

Contribution to Council Strategy Priorities, Outputs and Outcomes
The Town Deal projects contribute to a number of the priorities and objectives of the
Council Strategy 2020-2030 and in particular the following:
A cleaner, greener Allerdale


Use our assets to encourage green technology

Invest to grow




Use our asset portfolio to create new or different opportunities
Utilise key partnerships to stimulate growth
Work with partners on key economic sites and opportunities

Thriving towns and villages
 Create deliverable town plans that enable our towns to adapt to the changing
nature of the high street.
 Support businesses (through future provision of accommodation)
 Give people a reason to visit our towns (festivals, events, cultural and
sporting activities, markets)
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Resilient communities




Address inequalities (through improved job opportunities resulting from future
development of sites)
Promote healthy active lifestyles
Address community safety issues

The development of the business cases for the Workington Town Deal is a key
activity identified in the Council’s Delivery Plan 2021-2022.
12.2

Finance/Resource implications
The funding allocations for the Town Deal for the five Town Deal Projects are as
follows:
Digital Accelerator: A funding allocation from the Town Deal of £1 million. There is
no match funding requirement for this project. The project will be delivered in
partnership with Lakes College.
Public Realm and Connectivity: A funding allocation from the Town Deal of £4
million.
Port/Oldside: A funding allocation from the Town Deal of £4.5 million
Innovation Centre: A funding allocation from the Town Deal of £8.2 million
comprising a capital allocation of £7.5million and a £700,000 revenue allocation to
support the operation of the Innovation Centre and entrepreneurship programme. A
£1.3m capital contribution from Allerdale Borough Council.
Community Sports Village: A funding allocation from the Town Deal of £5.4
million. A £1m capital contribution from Allerdale Borough Council.
The Council has already received advance funding of 5% of the total award and,
subject to the approval of the business case summaries, further funds will be drawn
down on an annual basis in accordance with a financial profile submitted to DHLUC
at project confirmation stage. As a result of further project development work there
is some variation between the funding profiles set out in the business cases and the
financial profile previously submitted however it is considered that this is a cash flow
management issue that can be managed at programme level.

12.3

Legal and governance implications
Allerdale Borough Council is the lead Council and accountable body for the Town
Deal. The legal and governance arrangements for each of the projects are set out
above.

12.4

Risk Analysis
Each of the project business cases includes a detailed risk register. Details of the
key risks for each of the projects are set out in this report.
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12.5

Increasing satisfaction and service
The projects included within the Workington Town Deal aim to build on the town’s
quality of life offer and improve opportunities for residents, visitors and business.
Particular benefits will be increased opportunities for employment and training,
greater access to formal and informal sport and recreation and improved public
realm and connectivity within the town centre.

12.6

Equality Impacts
Equality Impact Assessments have been completed for each of the projects
included within the Workington Town Deal and are appended to this report.

12.7

Health and Safety Impacts
The Health and Safety impacts associated with the delivery of the individual
projects will be considered fully as the projects are developed in detail.

12.8

Health, wellbeing and community safety impacts
The projects included within the Workington Town Deal will make a significant
contribution to improving the health and wellbeing by supporting new employment
and training provision as well as increasing opportunities for participation in sport
and informal recreation including walking and cycling.

12.9

Environmental/sustainability impacts

12.10 Other significant implications
None identified.

Appendices attached to this report
Appendix number
1
2a
2b
3a
3b
4a
4b
5

Title of appendix
Business Case – Workington Digital Accelerator
Business Case – Workington Townscape and Connectivity
Appendices – Workington Townscape and Connectivity
Business Case – Port of Workington/Oldside Logistics and
Green Energy Hub
Appendices – Port of Workington/Oldside Logistics and Green
Energy Hub
Business Case – Workington Innovation Centre
RIBA Stage 2 Report – Workington Innovation Centre
Business Case – Community Sports Village
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6
7

Equality Impact Assessments
Appraisal and Response documents - Community Sports Village
& Innovation Centre

Background documents available
Name of background document
Workington Town Investment Plan

Where it is available
workington_tip_v5.pdf (allerdale.gov.uk)

Report author(s) and contact officer(s):
Kevin Kerrigan – Programme Director
Kevin.kerrigan@allerdale.gov.uk
01900 702799
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Executive summary
The Workington Digital Accelerator represents one of several investments identified by the
Workington Town Investment Plan (TIP) launched in October 2020. The Digital Accelerator will
provide a range of higher level courses and training in digital and advanced IT skills to West
Cumbria and the surrounding population, through transforming an existing teaching space into a
specialist facility containing the latest IT and digital equipment. To support the funding ask within
the TIP, this report sets out the Full Business Case according to a HM Treasury compliant fivecase model.
The project is intended to operate as central resource for digital and advanced IT skills
development, to address a long-standing gap in higher level digital skills capability among the
local workforce. The higher level skills need is growing due to the presence of Cumbria’s
specialist and technology oriented industry clusters in nuclear, defence, maritime and advanced
engineering, which are contending with a steadily declining workforce pool of advanced skills
and qualifications, due to demographic and geographic factors.
The Digital Accelerator, partnering with other local training institutions and employers, will offer
a range of courses focused on digital and advanced IT skills, including core courses at levels 46 in HND/HNC and Degree level to specialist training in activities such as coding, web design,
3D modelling, Artificial Intelligence (AI) and Building Information Modelling (BIM).
The total Towns Fund ask for the project is £1m which will pay for capital investment involving
the remodelling and fit-out of the existing space of approximately 120sqm in Lakes College and
supply of the IT and digital equipment. Below summarises the outcomes of the business case
assessment of the project proposal based on the five case structure.

Strategic Case
Businesses in West Cumbria and the surrounding county have consistently highlighted in
surveys and consultations a lack of higher level IT and digital skills among the local workforce,
which are demanded by a number of Cumbria’s high value and specialist industry clusters. This
situation is projected to worsen due to ageing demographics, an outflow of younger workers
with higher level skills to other parts of the UK and the West Cumbria’s relative isolation from
densely populated regions.
The Workington Digital Accelerator seeks to address the growing skills gap by achieving the
following strategic objectives:
● Increase the available pool of higher level digital skills among the workforce in West Cumbria
and the surrounding area
● Increase the supply of ‘job-ready’ workers who are able to use digital software and
equipment by local employers
● Increase the survival of SMEs in technology oriented sectors through increasing access to
digital skills
● Increase the productivity of the workforce and average incomes through greater
dissemination of digital and advanced IT skills among new and existing workers.
● Increase the penetration of basic digital skills among the adult population
The Digital Accelerator, as an investment proposal is strongly aligned with national government
policy objectives for improving technical and vocational skills among the workforce and school
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leavers; regional policy to boost digital skills provision and the skills base for advanced IT skills
among Cumbria’s population (Cumbria LEP); and local planning policy through enabling
increased partnerships between education and training providers and maximising the strategic
economic role of Lillyhall where a number of technology skills providers are located.

Economic Case
The Workington Digital Accelerator is projected to support 250 students on its course
programme once fully operational (assumed to be five years). The economic appraisal identifies
and quantifies the lifetime benefit of each enrolment on a course in terms of individual earnings
and productivity effects. This is estimated to generate approximately £5.5m of net benefits in
present value terms, producing a benefit-cost ratio of 4.4 based on the first five operational
years of the project. Performance of the project is assisted by Lakes College ability to access
existing education funding contracts to deliver digital and advanced IT courses and utilise its
existing overheads to support its operation and marketing. The estimated BCR is a very high
performing outcome according to government appraisal guidance. Furthermore, sensitivity
testing of the economic appraisal suggests that the project is resilient to a significant increase in
total costs or reductions in projected enrolments.
There are a variety of wider economic benefits of the Digital Accelerator which have not been
quantitively assessed as part of the business case but could amount to significant benefits to
the local economy overtime, including: increased in general employability of the workforce,
reduced search costs to technology-led SMEs in recruiting appropriate skills and increased
attractiveness of West Cumbria to technology-led businesses/sectors.

Financial Case
The Towns Fund funding will cover the capital cost of delivering the digital accelerator. It will
enable the operator (Lakes College) to provide a range of courses through existing education
and training contracts with public sector agencies and through full-cost commercial work
recovered from employers and other users of the facility. Lakes College have a number of
secure contracts in place that they will be able to draw down to produce an operational facility
that will produce the intended benefits. The project will be able to draw on the College’s existing
teaching resource and wider support functions and also resources provided by other committed
training partners. Based on their projections of student throughput the Digital Accelerator
produces a moderate operating financial surplus. As a not-for-profit corporation regulated by the
Department for Education any surpluses generated by the project will be re-invested in the
maintenance and development of the facility.

Commercial Case
Digital Accelerator will be solely commissioned and delivered by Lakes College as the sponsor
of the project, and procured through its existing open tender arrangements. The development
phase will be managed by a retained property management agent (AA Projects) who are also
responsible for the proposed design. AA Projects will manage subcontractors and ensure the
delivery of work to scope, schedule and budget. Risk sharing for cost or schedule overruns will
be shared between Lakes College, AA Projects and sub-contractors. Lakes College have
established a track record for the delivery of previous design and build projects under this
procurement arrangement, including the National College for Nuclear and Construction Skills
Centre, all situated on campus.
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Management Case
For oversight of the project, Lakes College Board of Governors will appoint a member of its
senior management to act as project manager who will interface regularly with AA Projects and
sub-contractors. All project progress, reports, controls and mitigations will be fielded via monthly
meetings to the internal project manager who in turn reports to the Board of Governors. Lakes
College operates a risk management policy which forms part of the college’s internal control and
corporate governance arrangements. An open and receptive approach to solving risk problems
is adopted by LCWC senior managers and responsible managers. The risk register identified in
this management case reflects a proportionate assessment of the overall scale and scope of the
project.
Lakes College, as an entity regulated by the Department for Education have established
systems for evaluating and monitoring the outcomes and impacts of their education and training
programmes which will inform and establish the basis for realising and monitoring the benefits of
the Digital Accelerator. This process is proposed to be combined with additional data collection
and reporting by Allerdale Borough Council through regular interaction with Lakes College once
the project is up and running.
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1 Introduction
On 6 September 2019 the government invited 100 places in England to develop proposals for a
Town Deal, forming part of the £3.6 billion Towns Fund. The Towns Fund is part of the
government’s plan for levelling up the UK economy. Towns across England will work with the
Government to address growth constraints and to ensure there is a course of recovery from the
impact of COVID-19. The overarching aims of the Towns Fund are to drive the sustainable
economic regeneration of towns to deliver long term economic and productivity growth.
Mott MacDonald has been commissioned by Allerdale Borough Council as a Strategic Delivery
Partner for a number of its Town Deal projects in Workington, including the Workington Digital
Accelerator (WDA) project presented in this Full Business Case.
The Digital Accelerator project proposes an investment in a high-quality skills cluster within
existing facilities to provide Workington with an axis for the delivery of high level, specific digital
skills. Examples of digital skills required in the local economy include : data analysis and
visualization, machining and manufacturing technology, digital design and client relationship
management. Demand for such capabilities is linked to Cumbria’s industry clusters and
specialisms in nuclear reprocessing, defence, maritime, advanced engineering and tourism.
In order to secure funding for the project a HM Treasury Green Book compliant business case
should be developed for each project to allocate government funds. An overview of the Stage 2:
Business Case Development process is shown in Figure 1.
Figure 1-1: Overview of 5 Case Business Case Approach

1.1

Overview of the Project

The vision for the WDA can be summarised as a well-equipped and resourced facility situated
at Lakes College. It will have a physical presence in a repurposed and suitably resourced facility
to enable it to operate as central resource for digital and advanced IT skills development,
partnering with other training institutions and technology-oriented local employers.
The WDA will offer a range of courses focused on digital and advanced IT skills including core
courses at levels 4-6 in HND/HNC and Degree level to specialist training in coding, web design,
3D modelling, Artificial Intelligence and Building Information Modelling. Training provision will
benefit from access to the College’s existing Virtual Reality and robotics equipment facilities and
also its wider back-office and marketing resources. Provision of specialist courses will comprise
a mix of formal vocational qualification and bespoke employer-led training designed in
collaboration with employers and partner institutions. Lakes College is intended to act as the
hub which enables collaboration between it and other digital and technology skills partners such
as the Cumbria Institute of Technology and Energus.
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The full business case presented here is guided by the Towns Fund business case template
document and is structured as a five case model as required by the HM Treasury Green Book:
● Strategic Case – this case presents the rationale, background, policy context and strategic
fit of the project. This section identifies clear objectives with a robust logic of change from
inputs to outcomes.
● Economic Case – this case provides evidence for why a privately provided solution would
fall short of what is optimal (market failure) and outlines a list of options to achieve a better
outcome. This case builds on robust verifiable evidence, considers additionality and
displacement of activity, includes sensitivity analysis and a correction for optimism bias. An
assessment of value for money has been undertaken which has included the following
requirements:
– a clear economic rationale that justifies the use of public funds in addition to how a
proposed project is expected to contribute to strategic objectives.
– clearly defined inputs, activities, outputs and anticipated outcomes, ensuring that factors
such as displacement and deadweight have been considered.
– benefits that exceed the costs of intervention using appropriate value for money metrics.
– appropriate consideration of deliverability and risk along with appropriate mitigating action
(the costs of which must be clearly understood).
● Financial Case – this case presents a standard assessment of the financial performance of
the project which includes operating costs and revenues, contingencies and cash-flow.
● Commercial Case – this case demonstrates the commercial viability and contractual
structure for the project, including procurement where applicable.
● Management Case – this case outlines the manner in which the project is going to be
delivered including governance arrangements, operating structure, risk management
approach and monitoring of the outputs.
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2 Strategic Case
2.1

Introduction

This section outlines and explains the strategic need for the Workington Digital Accelerator
(WDA) in Allerdale proposed for Workington, Allerdale. The need for intervention is supported
by the identification of relevant and underlying socio-economic issues and challenges in
Allerdale and the wider county, as set out in the feasibility study for the project and other
evidence work. This chapter highlights the opportunities present by the WDA in the context of
those challenges and how it aligns with the case-making framework of this document.

2.2

Case for change

Lakes College West Cumbria (LCWC) is a major provider of Further and Higher Education in
West Cumbria and sponsor of the WDA project. The college is located at Lillyhall Business Park
on the edge of Workington but serves all of Cumbria, including, and primarily, the boroughs of
Allerdale and Copeland, with a wide range of technical and vocational education, training and
other resources. As a community technical college it focuses on employment needs; developing
the skills, experiences and qualifications that learners need to access the workplace, increase
employability and develop their careers. Progression to the highest level, into employment and
within careers are key drivers of the college’s strategic objectives.
Cumbria in general is facing an acute skills shortage particularly of higher end (NVQ4+) skills
which are critical to many of its unique industry clusters such as in nuclear, maritime and
advanced manufacturing/engineering. As the Cumbria LEP skill evidence base reports1 show, in
summary:
● Base case projections show a workforce gap in the country of approximately 20,000+
positions to 2032 based on relatively modest assumptions for total employment growth.
● When replacement demand is accounted for (as people leave the workforce) there is a
projected net demand for 54,100 jobs to be filled by 2030.
● Current estimates suggest only around 3,000 young people will join the workforce each year.
● A third of replacement demand jobs are expected to require qualifications of ‘level 4’ or
above which is higher than the current share of such qualifications among the working age
population across Cumbria.
Underlying demographic trends are contributing to workforce decline and consequent skills
shortages, with Cumbria projected to experience a more significant fall in workforce population
than similar neighbouring rural counties. There is an ageing population supported by a steady
inflow of older or semi-retired workers in comparison with a steady outflow of younger, mainly
post-higher education workers towards more urbanised regions of the North West and UK. For
example, in the five years to 2018 the county recorded a net loss of 4,050 persons aged 15-24
and net gain of 4,127 persons aged 45-64. Out-migrants tend not to return for a number of
years and if the loss of younger people is concentrated among higher skilled group workers as
the evidence suggests, this deprives Cumbria of a skilled workforce in the prime working age
groups. The proportion of people aged 25-29 with level 4+ qualifications is approximately 15%
below that national average and 6% below for persons aged 30-39.

1

Cumbria Local Enterprise Partnership Skills Advisory Panel Evidence Base Report 2019; LEP Local Skills
Report 2021.
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Added to the above trends is the relative isolation of Cumbria (particularly West Cumbria) from
the national transport network, as well as the rural geography in the area which limits average
travel to work journey times. Consequently, the available pool of higher-level skills labour is
relatively thinly dispersed.
2.2.1

Evidence of Need

Cumbria is home to a number of technology-oriented industry clusters, linked to its core
competencies in nuclear, defence, maritime and engineering. These core competencies employ
over 50,000 people locally2. The clusters are partly present due to Cumbria’s location and
geography and are furthermore concentrated in West Cumbria. There are requirements for
highly specialised products and services such as in robotics, coding and virtual reality software,
reflecting the needs of the core nuclear and defence sectors. Similarly, Cumbria has a wellestablished and advanced manufacturing sector, with major employers such as BAE Systems,
Pirelli, Iggesund and Ørsted and an associated, small and medium enterprise (SME)
manufacturing supply chain. There are growing demands in the various industrial activities for
advanced machinery, laser cutting and design software services. In addition, its place as a
visitor destination means the tourism sector employs up to 27,000 workers, which is also
experiencing a greater need for software applications due to the digitalisation of commerce and
improvements in broadband coverage across Cumbria.
As a result, there is a growing need for advanced and digital software skills from Cumbria’s key
employment and income generating sectors, of which SMEs play a major role. With ongoing
advances in software applications and technology use across various industries, businesses in
Cumbria are finding themselves continuously demanding technical and digital skills in order to
keep pace with the changing requirements of the economy. Current training provision in the
local area is not catering for these evolving commercial needs adequately.
Surveys of businesses in Cumbria consistently highlight that digital and advanced software skills
are experiencing gaps in availability. A Cumbria Local Enterprise Partnership (CLEP) survey of
1700 employers showed 42% of businesses3 showed highlighted shortages in advanced IT
skills (of those indicating skills shortages). Of those businesses highlighting shortages in
technical and practical skills, IT skills were cited as having the greatest shortfall. A separate
survey of 55 technology-oriented firms in West Cumbria, undertaken by LCWC as part of
Cumbria LEP, its labour market intelligence surveys4 revealed the following areas specifically
with regard to digital skills demands:





2.2.2

‘Baseline’ digital skills such as Microsoft Office, Teams
Machining and Manufacturing technology
Computer Aided Design
Digital Marketing
Specific Apprenticeships for IT professionals
Current Provision

Currently there are two other providers of technology based learning in Workington – Energus,
which specialises in cyber-security applications and training; and Gen II, which is a training
facility initiated by larger local employers to support key industries in nuclear and engineering.
Both institutions have their own skills development priorities and currently lack the space to host
a dedicated digital skills facility. However, the WDA proposes to partner with both of these

2

Nomis Labour Market Statistics 2021

3

Cumbria LEP Local Skills Report 2021
Lakes College Labour Market Intelligence Report 2021

4
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institutions in shaping new digital and advanced IT course programme that is more employer
focused where they will pool resources and expertise (as part of a ‘hub and spoke’ model).
Engagement workshops undertaken by Mott MacDonald with local SMEs provided further
insight from local businesses in the areas of robotics, advanced engineering, and coding, who
consistently find themselves having to recruit from areas outside Cumbria and even overseas,
to source higher level IT skills due to ongoing shortages locally. Businesses highlight that the
available provision and courses are not keeping pace with advances in digital technology and its
uses within the workplace. They further cite the lack of a facility or provision that is focused on
meeting their specific needs in areas where digital technology and applications are developing
rapidly, which creates pressures in ensuring staff and new recruits can keep pace with the rate
of change. Many businesses are SMEs and do not have the resources or time to implement
bespoke digital skills training programmes for new and existing workers.
The current situation points to an underlying market failure which often afflicts the supply of
training, where employers struggle to recoup the cost of funding training due to the ability of
trainees and experienced employees to move on to other employment. Investment in training
and development produces high positive ‘externalities’ which benefit all employers but cannot
be fully captured by them at the individual firm level. In summary there is a tendency to underprovide training by the market, leading to a level that is sub-optimal for the wider economy.
2.2.3

Need and impact of Covid-19

Rapid developments in digital technology are creating challenges for businesses to maintain
capability of their existing staff and generate an adequate pipeline of talent that will enable them
to harness the growing demand for digital applications across the economy.
The Covid-19 pandemic has had an overall negative impact on workforce and hence skills
availability but at the same time has accelerated demands for digital and online capability from
Cumbria-based businesses who have had to move rapidly to online trading and the use of apps,
social media and payment systems as a consequence. The Cumbria Business Survey of
November 20205 found that 38% of businesses serving the local area had increased their direct
payment ordering and booking facilities compared to 18% who mainly served the rest of the UK.
The rationale behind the proposal for the WDA stems from the current and deepening need to
address the digital skills deficit in Cumbria by providing a recognised facility that is highly
accessible to both the local and surrounding population. The WDA is proposed to be a
dedicated facility that will provide state of the art digital equipment and software aimed at
boosting access to higher-end digital and computing skills for local businesses and residents. It
will dock with neighbouring training institutions including Energus, Gen II and the Cumbria
Institute of Technology to combine resources and expertise to develop specialist courses that
will be focused on meeting local industry requirements.
2.2.4

How the WDA will work

The WDA will offer a range of courses focused on digital and advanced IT skills including core
courses at levels 4-6 in HND/HNC and Degree to specialist training in coding, web design, 3D
modelling, AI and BIM; with access to the college’s existing VR facilities and existing robotics
equipment. Specialist courses will be a mix of formal vocational qualification and bespoke
employer led provision designed in collaboration with employers and partner institutions. LCWC
is intended to act as the hub which allows collaboration between partners (Institute of
Technology, Energus, Gen II etc) and large and small employers. For example, the existing
Cyber Skills facility at Energus is expected to be remotely connected to the WDA, with sharing
of specialist facilities, training and expertise enabled by the ‘hub and spoke’ approach.
5

Cumbria County Council November 2021; Cumbria Business Survey 2020 - Report
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Skills, training and qualifications will be supported by a range of up-to-date hardware and
software, enhanced, a high quality network capability and specialist teaching facilities. The
Towns Fund grant will allow the purchase of the computing and specialist equipment and the
necessary works to re-purpose a designated space in the college. The cost of providing courses
will be covered by a mix of LCWC existing funding contracts with UK government which it is
able to draw down and also full-cost recovery of specialist courses from employers and partner
institutions. The WDA facility will be able to draw on LCWC’s existing teaching resource and
back-office facilities and services which will enable operational efficiencies to be achieved.
Figure 2-1: Mock-Up Visual of the Digital Accelerator

Source: Lakes College
2.2.5

Future opportunities

WDA is an opportunity to create something different in terms of higher-level skills training and
education that is more tailored to local employer needs; to develop a pipeline of local talent and
designed to keep pace with changes in software applications and equipment. As one local
business indicated: it is an opportunity to raise the profile of Cumbria’s technology base and the
kind of opportunities that are on offer in digital and advanced IT, operating as a physical cluster
in partnership with neighbouring technology institutions6.

2.3

Stakeholders

The proposal for WDA has been developed by a number of bodies working at the forefront of
skills policy and provision in Cumbria, as follows:
Table 2-1: Stakeholders and project role

6

Stakeholder

Input and Contribution

Lakes College (LCWC)

Sponsor of the Workington Digital Accelerator, co-designer and host
/operator of the proposed facility

Allerdale Borough Council

Development and launch of the Workington Digital Accelerator
Delivery and monitoring of outputs and outcomes, social value and
impact

Cited from the employers stakeholder event, November 2021, facilitated by Mott MacDonald

100104495 | A | February 2022

Page 65

Mott MacDonald | Workington Digital Accelerator- Business Case
Allerdale Borough Council

10

Stakeholder

Input and Contribution

Cumbria LEP

Responsible for evidence base for higher level skills gap, Cumbria LEP
Skills Plan delivery and digital skills policy. Operates employer led skills
panels

Delivery
Partners e.g. Energus /
Cumbria Institute of
Technology

Development of specialist resource and capability; co-design and
development of resources, staff, kit and teaching material; sharing
facilities

Large employers / SMEs

Co-design and development of the Accelerator concept and offer.
Evidence input into identifying digital and other technical skills
requirements

Source: Mott MacDonald / LCWC

Development of the WDA concept has been subject to a considerable level of consultation; at
an early stage through the Workington Town Investment Plan where consultation sessions were
held in relation to the options and format that the WDA concept should take.
Stakeholders, as has been evidenced in several workshops and intelligence surveys, are
broadly in agreement about the prevailing gap in digital skills within the county and the
underlying factors that are responsible for the current situation. Employers and partner
institutions are in agreement about the need for a much stronger focus on meeting industry
specific skills in IT and digital applications that are regularly in demand from Cumbria’s nuclear,
defense and advanced engineering supply chain. Furthermore, that this should be addressed
through the creation of a dedicated physical provider that can progressively boost the future
skills pipeline and create a critical mass of support for digital training and infrastructure.

2.4

Policy alignment

The Workington Digital Accelerator investment plan will align itself with, and support the
fulfilment of, a number of policies, strategies and plans, at a local, regional and national level.
The proposal is aimed at increasing the average skills levels in Cumbria and boosting the
provision of increasingly necessary higher level skills to local businesses, by providing a role for
employers in shaping skills provision in the area and promoting the digital capability of workers,
and therefore businesses, within the local economy.
In the immediate term, the WDA will help Allerdale and Cumbria to ‘Build Back Better’ after the
Covid-19 pandemic and the various socio-economic implications that have arisen. The
importance of skills development to the national economy is something that has been stressed
by central Government within the Build Back Better theme, citing it as ‘critical to the future
success of the country’7. The WDA provides government with an opportunity to demonstrate
their commitment to boosting local productivity, employability and incomes through delivering on
its objectives.
In the medium term, The WDA will support the objectives of the levelling-up agenda put forward
by UK Government in 20218. The investment will deliver on the need set out in the agenda, for
local, integrated training and educational facilities for young people and older people looking to
re-skill and software skills within its labour force, however as highlighted in section 2.1, the local
education and skills offer is struggling to keep pace with this growing need. The WDA/or change
career path. However, the local education and skills support framework is not keeping pace with
meeting the specific need at the higher end identified by employers and partners. Current
provision tends to be more focused on entry level digital and improving connectivity (which are

7
8

HM Treasury (2021) Build Back Better: Our plan for growth
HM Treasury (2021) Levelling Up Fund: Prospectus
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valuable objectives in their own right). The WDA will address this issue by giving local
employers scope to influence the skills provision in Cumbria and increase digital and software
capability among the working population.
There are various other initiatives, policies and strategies that the WDA will support. Table 2-2
summarises these.
Table 2-2: Policy context summary
Document

Policy

Alignment

UK Government Education White
Paper 2021 (Skills for Jobs: Lifelong
Learning for Education and Growth)



The WDA will provide a range of employer-led
specialised digital courses to meet specific
local business needs




Give employers a greater say in the
development of skills
Provide higher level technical skills
Provide a flexible, lifetime skills
guarantee

The WDA will increase the availability of
technical level 3+ skills in Workington
LCWC access to ESFA funding contracts to
meet the demand for flexible/lifetime skills and
promote inclusivity

Build Back Better: UK Govt. Plan for
Growth



Allerdale Local Plan 2014









Level up regional disparities in income,
opportunities and prosperity
Tackling long-term problems to deliver
growth which creates high-quality jobs
across the UK

The WDA supports the retention of high quality
employment and business in Cumbria through
promoting a stronger pipeline of higher level
industry specific skills among the workforce
The WDA supports the retention of high-quality
employment and business in Cumbria through
promoting a stronger pipeline of higher level
industry specific skills among the workforce

Support the development of higher and
further educational facilities
Promote the strategic economic role of
Lillyhall
Encourage new skills development and
commercial opportunities with further
education partners
Enhance enterprise and training and
skills for the local workforce by working
in partnership with education facilities
and employers to promote lifelong
learning and skills development

The WDA will act as an educational facility for
people at all stages of their career
The WDA will actively promote the
development of new digital capability amongst
the working population of Cumbria.
The WDA will give local employers an
opportunity to influence skills provision in
Cumbria, allowing them to tailor training to
their needs – working with training providers
based at Lillyhall

Cumbria LEP Strategic Economic Plan



It is important that employers have
access to a workforce that has the
required skills and the ability to adapt
to changes such as rapidly changing
technology

The WDA will provide the higher level industry
specific skills to the workforce that employers
need

Cumbria LEP 2021 Skills Report –
Skills Advisory Panel Strategy



Develop a high-quality skills and
training offer that is focused on the
needs of the employer and wider
economy
Promote digital as a career option to
young people
Encourage lifelong learning including
the uptake of basic digital skills for
those unable to use technology

The WDA will give local employers an
opportunity to influence skills provision in
Cumbria, allowing them to tailor training to
their needs

Investment in skills is a core foundation
of productivity for the area
Among local residents, promote
opportunities and the need to be
upskilled/reskilled

The WDA aligns with this core foundation, as
the facility will focus on training students in
skills relevant to the industries within Cumbria,
actively increasing productivity




Allerdale recovery and growth strategy
2021




100104495 | A | February 2022

Page 67

The increased presence of digital skills offer in
the local area will promote digital skills as a
worthwhile and valuable career tool
The WDA will be for all ages and levels of
knowledge / IT capability

The WDA will act as an educational facility for
people at all stages of their career

Mott MacDonald | Workington Digital Accelerator- Business Case
Allerdale Borough Council

12

Document

Policy

Alignment

Workington Town Investment Plan



The WDA will provide the necessary software
and digital skills for local residents, allowing
them to take advantage of the growing need
for such expertise in the economy



Digital skills will become ever more
important in the workplace
Enhancing local digital skills provision
and training to young people and those
in mid-career, is a priority

The WDA will deliver on the priority of
enhancing local digital skills and training

Source: As per document description; Mott MacDonald analysis

2.5

Vision and Objectives

The vision for WDA can be summarised as a well-equipped and resourced facility based at
Lakes College that supports the dissemination of high level digital skills for sectors and
industries in West Cumbria and its surroundings. It will have a physical presence in a
repurposed and suitably resourced facility at LCWC to enable it to operate as central resource
for digital and advanced IT skills growth, in partnership with other training institutions and
technology oriented local employers.
The specific SMART (Specific, Measurable, Achievable, Realistic, Targeted) for the project can
be described as follows:
● Increase the available pool of higher level digital skills among the workforce in West Cumbria
and the surrounding area
● Increase the supply of ‘job-ready’ workers who are able to use digital software and
equipment by local employers
● Increase the survival of SMEs in technology oriented sectors through increasing access to
digital skills
● Increase the productivity of the workforce and average incomes through greater
dissemination of digital and advanced IT skills among new and existing workers.
● Increase the penetration of basic digital skills among the adult population
LCWC operates systems to capture basic data on course participants including enrolment
duration, grade outcome and onward destination. This will act as a basis for assessing and
monitoring the achievement of the project objectives.

2.6

The Proposed Investment (preferred option)

WDA is intended to be sited at Lakes College in Lillyhall within a re-purposed and dedicated
space. The proposed investment can be summarised as providing a 120 sqm well-equipped IT
facility that will accommodate up to 250 course participants annually in the following:
● High Level Digital Skills in support of sectors and industries in West Cumbria and the wider
County
● A repurposed and reconfigured specialist facility with discrete access and a range of digital
kit, equipment, networking, and software
● Skills, training and qualifications will be supported by a range of up to date hardware and
software supported by enhanced network capability and a specialist teaching facility to
enable training in coding, web design, 3D modelling and AI, BIM, with access to the college’s
VR facilities and robotics
● Programmes of learning developed by LCWC staff and partner institutions
● Digital literacy skills for adults in Workington
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Options Development

LCWC and project partners were invited by the Workington Towns’ Deal Board to ‘optioneer’ the
WDA project. The proposal was developed on the basis of three principal options:
1. Online mode of course provision only with no physical presence (Do minimum)
2. A hybrid model sited within re-purposed space, based at Lakes College (Do something)
3. A freestanding new build/ modified building housing the Workington Digital Accelerator (Do
maximum)
During the optioning phase Cumbria LEP (CLEP) explored various models with LCWC, and
training partners Energus and Gen II. Given the budget available (£1m), it was determined that
LCWC establish the Accelerator Hub within repurposed facilities within the college’s estate and
engage with various partners and employers with related interests in digital skills, training and
qualifications to enhance the activities of all and increase the impact of the project.
A new, discrete, bespoke building to house a specialist centre to support higher level digital
skills development was eventually determined to not be feasible within the revised budget. By
contrast, an entirely remote or online delivery/learning mode (as a potential ‘do minimum’
option) is unlikely to suit all learners across the spectrum of qualifications, training and skills
development and would be at risk of achieving a far more limited reach into the market.
The preferred option for a physical presence in a re-purposed and suitably resourced at Lakes
College provides an ideal balance between capital investment in a well-equipped and resourced
digital skills training accelerator with online access and support. This is referred to as a “hybrid
model”.
Figure 2-2: Existing and Floorplan of the Proposed Digital Accelerator Space

Source: LCWC
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Figure 2-3: Proposed Floorplan for the Digital Accelerator

Source: LCWC

The budget does not support a network of accelerators located across the district.
Consequently, the proposed solution is based on the WDA having a physical presence in
repurposed and suitably resourced facilities at Lakes College, with the college extending
already established links by way of the “hub and spoke approach”. LCWC already has
established links by way of the “hub and spoke approach”. For example, the existing Cyber
Skills facility at Energus is expected to be remotely connected to the Accelerator, with sharing of
specialist equipment, training and provision enabled. Potential collaborations connected to the
digital theme include the Cumbria Institute of Technology – this proposal includes Lakes College
acting as the ‘hub’ supporting the development of digital skills for engineering and wider STEM
subjects across West Cumbria and wider Cumbria. It is anticipated that these partnerships,
through pooling resources and teaching / industry expertise will serve to enhance and extend
the impact and value added by the WDA for Allerdale.
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Figure 2-4: Overview of the Theory of Change for the WDA Project

Source: Mott MacDonald

2.7

Risks, constraints and inter-dependencies

Table 2.3 summarises the main strategic risks to the delivery of the preferred option that have
been identified. The key dependency is obtaining the Towns Fund support necessary to ensure
the project investment can be actioned, which is dependent on the formulation of the business
case and Allerdale BC assurance process. There are no inter-dependencies with other
Workington Investment Plan/Towns Fund projects.
Table 2-3 : Summary of Key Strategic Risks to the WDA Project
Key Risk

Consequence

Mitigation

Loss of Capital Funding

Project cannot proceed

Development of a robust evidence base and business
case for the Project

Loss of Operational/Revenue
Funding

Project cannot proceed or
deliver full benefits

LCWC management team have established a wide
range of education and training contracts from which
they are able to draw down revenue funding for WDA
courses

Lack of Support from Project
Partners

Facility is unable to deliver
the full range of training /
education

High level of engagement and involvement of potential
partners and stakeholders from an early stage has
established certainty of support

Lack of Take-Up/Demand

Full benefits of WDA cannot
be realised; cannot attract
public funding for courses

Ongoing stakeholder and market research of both
employers and the LEP has identified the evidence
base and need for the WDA

Construction & Design

Project cannot be delivered
within budget or to
specification

By situating the WDA in a re-purposed space and
utilising tried and tested project management
arrangements LCWC is minimising this risk
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Environmental Impact Assessment

Given the relatively small-scale nature of the overall capital investment and as the WDA is
intended to be developed within an existing internal space in the college, this will involve no
major building or re-construction works. Hence, the environmental impact of the development
phase is expected to be minimal.

2.9

Equalities Impact Assessment

The WDA will have a positive impact on socio-economics by increasing provision and access to
high quality digital and IT training in Workington through raising the skills capability and
employability of local residents. It will also act as a resource for local employers and particularly
SMEs by helping to address skills gaps they currently experience and provide a hub for
increased interaction with technologies and other firms/suppliers where such opportunities can
be inaccessible/unaffordable. The project has no negative impacts for equalities.
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3 Economic Case
3.1

Introduction

In strategic economic terms, the Workington Digital Accelerator has the potential to produce
wide-ranging and lasting economic benefits through permanently boosting the higher-level skills
base for digitally-led industries and activities that are specific to the economy of West Cumbria
and its surroundings. Improved and more reliable access to a pool of higher skilled workers will
support local business capability and productivity and enable those specialist clusters to further
strengthen their presence within the economy and their ability to attract inward investment.

3.2

Approach to the Economic Case

The approach to appraising the economic case for the WDA (for the purpose of the Value for
Money assessment) primarily centers on the quantification of the benefits of undertaking
additional digital and IT training to individuals within the catchment of the provider, LCWC and
the spillover impact to the local economy in terms of a productivity gain. These are calculated as
(1) a wage premia or lifetime benefit of achieving a higher qualification and (2) a percentage
uplift in productivity for each course cohort returning to the workplace. There are additional
wider economic benefits, and these are assessed qualitatively further in this chapter.
3.2.1

Options

As highlighted in the Strategic Case, LCWC and stakeholders were requested to option the
proposal for the Workington Digital Accelerator by Workington Towns Fund board. In the course
of the proposal development a total of 3 options were considered:
a. an online service offering digital courses (do minimum)
b. a hybrid facility in a re-purposed college space with an online presence (do something)
c. a stand-alone new building housing the facility (do maximum)
Proposing the online model (a) as the preferred option, although cheaper in terms of
development cost was considered relatively unambitious and limited in terms of meeting the
need and expectations identified in the stakeholder engagement and supporting evidence. An
online model only would not achieve the coverage or presence that is possible with a physical
facility in terms of ‘hands on’ user experience and interaction with technology and expert users.
A free-standing WDA in a new building (c) was considered beyond the available budget in terms
of both capital and operating costs; and also would require securing an allocated site or plot of
land, which was not guaranteed.
The preferred option (b), as a hybrid model based in a re-purposed facility would have the
potential to achieve the anticipated coverage and impact for a modest investment and
overheads.
As a result of these considerations, the online model and freestanding facility options as
respective ‘do minimum’ and ‘do maximum’ options have not been appraised here, with the
hybrid option assessed solely as the preferred ‘do something’ option.
3.2.2

Economic Benefits

The lifetime benefit aspect of the economic benefits is applied to each user who completes
education and training courses at WDA and reflects the level of qualification achieved, as
estimated in table 3.1. The lifetime benefit aspect of the economic benefits is applied to each
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user who completes education and training courses at the WDA and reflects the level of
qualification achieved, as projected in Table 3-1. Using research undertaken by the Department
for Education (DfE), the benefit is defined by the greater gross earnings and greater
employment returns which accrue to the individual from obtaining a higher qualification
assumed to be one level above their current level of attainment9.
The productivity benefit reflects the ‘spillover’ effect of better qualified and capable individuals in
the workplace resulting from completing courses at WDA, estimated to be a 35% uplift to the
wage premia. This benefit is felt by co-workers working alongside them through their own
increased productivity and employability. The assumption is a conservative estimate based on a
review of the research. The lifetime benefit and productivity spillover is applied to each course
start according to the qualification level category with which it is associated.
Table 3-1: Forecast Volumes of Course Enrolment – Workington Digital Accelerator
Volumes PA aggregated by Year
Market

Courses/ Training
examples

1

2

3

4

5

1.

HNC Computing

8

10

14

18

22

HND Computing

6

10

14

16

20

Software development/
higher level coding

6

8

12

16

20

6

8

12

Higher Skills Qualifications

BA Hons Computing
2.

3.

Employer
responsive
Higher Level
training
(employees)

Adult Digital
Skills

Virtuality Reality –
simulations, environment
design and object modelling

10

14

30

36

40

3D Auto Cad

10

18

24

26

28

Robotics and remote
manipulation/ handling

8

14

24

26

28

Social media and
communications

10

12

14

18

22

Data analysis and modelling

6

8

10

12

14

Computer essentials and
introductory:
Digital design and marketing
Computer science
Coding

18

20

30

36

44

82

114

178

212

250

Totals

Source: LCWC
3.2.3

Assigning Benefits to Qualifications

As LCWC is a vocational/technical college we have used the apprenticeship category as the
most representative assumption for estimating the monetary lifetime benefit assumption per
cohort, which generally applies a more conservative monetary value than degree categories.
The net present value (NPV) of attaining a qualification is represented by the total value of the
additional lifetime earnings and productivity benefit over a 30-year (assumed working life) period
and is also net of deadweight (i.e. persons who would have undertaken a similar or equivalent
9

Derived from research undertaken on behalf of Department for Education 2021 : ‘Measuring the Net Present
Value of Further Education in England 2018-19’ which estimates lifetime benefit values for different types of
qualification.
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course in the absence of the investment). Assignment of qualification level to individual courses
within the proposed programme has been agreed with LCWC and adjusted for course
completion ratios and the expected average length of the proposed courses.

Table 3-2: Assumption for Lifetime Benefit: NPV of qualifications started in 2018/19 for
learners aged 19+ including a 35% productivity spillover and assuming deadweight
Qualification

Course

NPV per course start
2018/19

Level 2 Apprenticeship

Computer essentials and introductory: Digital
design and marketing, Computer science,
Coding

£27,000*

Level 3 Apprenticeship

Virtuality Reality – simulations, environment
design and object modelling, 3D Auto Cad
Robotics and remote manipulation/ handling
Social media and communications, Data
analysis and modelling

£31,000*

Level 4/5
Apprenticeship

HNC Computing HND Computing Software
development/ higher level coding BA Hons
Computing

£48,000*

Source: LCWC / Mott MacDonald; Monetary Values from Dept for Education, May 2021

The catchment area for benefits is defined as Allerdale district based on information supplied by
LCWC the college services students from the wider West Cumbria area which mainly comprises
the neighbouring district of Copeland. Assumptions for determining what proportion of the
benefits stay within the catchment area are outlined below.

3.3

Assumptions

The lifetime benefit accruing to each course cohort has been appraised for the first 5 years of
WDA operation to allow the facility operation to reach maturity, when a projected 250 total
course starts is reached in year 5. Thereafter it is assumed that alternative digital training
providers will emerge and be operational within the same catchment area.
As not all the proposed courses provide a full level qualification as defined by the DfE (due to
them being shorter courses or bespoke training), we have applied conservative adjustments to
these course categories. The benefits applicable to employer-responsive training has been
factored down by 66% and the adult digital skills by 80% to reflect the average anticipated
duration relative to the average expected duration of the full level 4-5 courses on offer.
Lifetime benefits for each course category have been factored down by 10% to reflect the
average proportion of students who do not complete a course, as confirmed by LCWC. .
3.3.1

Additionality Assumptions

In accordance with DLUHC (MHCLG) guidance an additionality calculation has been applied to
the estimation of economic benefits, as follows:
Deadweight - as currently there is no alternative facility providing industry specific digital skills
training within the same catchment as LCWC and that this situation is unlikely to change in the
short term without intervention the deadweight is assumed to be low for at least the first 5 years
of the DAs operation. However, there is the prospect that students enrolling on courses may
have switched from plans to undertake other courses of an equivalent qualification level within
LCWC or another institution, which similarly represents a form of deadweight. This is factored
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into the Department for Education research and is applied to the lifetime benefit values at
approximately 35%.
Displacement – as highlighted above given that there is currently no dedicated facility offering
digital skills training and qualifications in West Cumbria the introduction of the WDA at LCWC
would result in a very low level of displacement from other institutions in the district. A
displacement factor of 0% has been assumed for the first 5 years of operation.
Leakage – it is assumed that approximately 43% of students live outside of the LCWC
catchment, based on information provided by LCWC.
When factored together the above assumptions result in a total additionality of the project
benefits of 37% which includes the deadweight loss from impacts that has been implied in the
DfE research.

3.4

Economic Costs

The economic cost estimates for the project are based on LCWC’s cost and budgeting
estimates to deliver the Workington Digital Accelerator as an operational facility, including fit out
refurbishment and supply of the IT and other technological equipment. This represents the
capital cost and is estimated at approximately £1 million in outturn prices including VAT. The
Towns Fund ask, which is entirely allocated to capital expenditure is designed around this cost
estimate and represents the economic cost covering the capital investment.
Projected public sector funding support to operate certain education and training courses that
will be delivered by the WDA are provided by LCWC and relate to the expected course
enrolments. In total this funding is estimated at approximately £376,000 for the first 5 years of
operation (undiscounted 2021 prices). The financial case provides further detailed information
for the composition of income and operating costs over the appraisal period.
In summary the total economic cost is estimated at £1.376 million in undiscounted 2021 prices.

3.5

Value for Money Assessment

The VfM assessment sets out the performance of the project relative to the amount of public
funding required to support it, in terms of two key metrics – the net present social value (NPSV)
and benefit cost ratio (BCR). The project is appraised for the first 5 years of operation when
enrolments are expected to reach maturity after which no further costs or benefits are
considered. In reality, given the established and prevailing market gap in providing industry
specific digital skills in West Cumbria, it is likely that the Workington Digital Accelerator will
continue to produce benefits long after its first 5 operational years.
Optimism bias of 24% has been applied to the total discounted public sector costs (capital and
revenue) in accordance with HM Treasury guidance.
The stream of benefits and costs which are tied to the flow of course enrolments at WDA are
discounted to present values using a 3.5% annual discount rate in line with HM Treasury
guidance. The economic appraisal shows that, based on the information and assumptions, the
project produces a BCR of approximately 4.4, meaning that for every £1 of government
expenditure in delivering the project just under £4.5 of net benefits are created. It also produces
a NPSV of approximately £5.5m which is the present value of the flow of benefits over the
appraisal period net of the present value costs. As highlighted, these benefits are solely defined
and quantified in the VfM as lifetime benefits and productivity spillovers arising from courses
and training provided. A BCR of 4.4 is classified as a ‘high performing’ project according to
DLUHC appraisal guidance.
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Table 3-3: Summary of Value for Money (VfM) Assessment
Economic Benefits PV
Lifetime Benefit of Courses Provided

£

7,140,158

Towns Funds Grant

£

966,184

Match Funding

£

-

Revenue Funding

£

335,260

Economic Costs PV

Total Costs (Ex OB)*

£

1,301,443

Total Costs (Incl OB)

£

1,613,790

BCR Calculation

4.42

Net Present Social Value

£

5,526,369

Source: Mott MacDonald; *OB=Optimism Bias

3.5.1

Sensitivity Tests

To test the resilience of the VfM assessment the following sensitivity tests were applied to key
variables in the appraisal, with all other variables remaining unchanged.
● Increase total base costs by 50%
● Reduce Enrolments by 50%
● Increase deadweight assumption to approximately 50%
Table 3-4 summarises the impact on the VfM performance. It shows that the VfM criteria still
performs robustly against the selected tests, producing relatively strong BCRs and net present
values. The greatest sensitivity to performance is the number of projected enrolments, where a
50% reduction results in the BCR falling from 4.4 to 2.1.
Table 3-4: Summary of Sensitivity Test Impact on the Value for Money Appraisal
1: Costs +50%
2: Enrolments 3: Deadweight
50%
+50%
Economic Benefits
Economic Costs
Towns Funds
Match Funding
Revenue Funding
Total Costs (Ex OB)
Total Costs (Incl OB)
Private Sector
BCR
NPSV

£

7,140,158

£

3,340,227

£

3,674,249

£

966,184

£

966,184

£

966,184

£

-

£

-

£

-

£

335,260

£

335,260

£

335,260

£

1,952,165

£

1,301,443

£

1,301,443

£

2,420,685

£

1,613,790

£

1,613,790

£

2.95

£

4,719,474

£

-

-

2.07

2.28

1,726,437

£

2,060,459

Source: Mott MacDonald

3.6

Other Economic Benefits Not Quantified

There are several other identifiable economic benefits of the WDA which have not been
quantified in the economic appraisal, as follows:
● Increased employability of work colleagues : spillover effects of workers who complete
learning at WDA return to or enter the workplace may increase the employability of their
colleagues in addition to producing a wider productivity uplift (which is accounted for in this
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economic appraisal).Increased employability of work colleagues - spillover effects of workers
who complete learning at WDA return to or enter the workplace may increase the
employability of their colleagues in addition to producing a wider productivity uplift (which is
accounted for in this economic appraisal).
● Savings to business - in search costs related to sourcing appropriate staff and skills for
their operations. The WDA will directly increase the pool of available digital skills in West
Cumbria and the surrounding area and create a more reliable pipeline of talent reducing
business uncertainty towards their ability to source the right staff within their usual labour
market catchment.
● Employment creation from staffing the WDA, although is expected to be small, creating a
maximum of two new full time (FTE) positions in the first five years of operation. These could
be quantified and appraised as a labour supply benefit within the VfM but due to their likely
marginal scale relative to the lifetime education benefits they have been omitted.
● Network Effects – the WDA will present the opportunity to increase interaction between
industry and education experts and also small businesses in the digital field thus resulting in
collaboration and spillover benefits in the form of product and process innovation
● Land Value Uplift – through increasing the availability of specialist skilled labour locally this
may attract additional businesses and investment to West Cumbria as they seek to benefit
from this externality – producing an agglomeration effect and resulting in land use changes.
● Productivity - gains may also result in increased economy-wide business profits which can
be counted as an economic benefit but has not been quantified here. Cumbria’s productivity
gap with the rest of the UK is partly reflective of the area’s industry mix and individual firm
performance as highlighted by the Local Industrial Strategy. If productivity gains arising from
increased workforce access to digital skills are concentrated in existing local technology
clusters then it is arguable that the WDA project would help to close the overall productivity
gap with the UK.

3.7

Summary

The appraisal has considered the costs and income of the project to ascertain the net economic
cost of the WDA project investment. In addition, a holistic appraisal of the potential nonmonetised benefits of the project has been produced. Finally, a VfM assessment has been
completed which shows that the Preferred Option demonstrates very good value for money,
including when assessed against standard sensitivity tests.
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4 Financial Case
4.1

Introduction

LCWC have explored alternative options for funding investment in digital technology and
training. Primarily this was via the Cumbria-wide Institute of Technology bid led by Furness
college, of which Lakes is a partner in a hub and spoke (the other 3 FE colleges in Cumbria,
including Lakes) model. Secondly LCWC have incorporated upgrades in digital capability within
Condition of Estate programmes with the DfE. For various reasons, neither of these bids were
approved; the second stage of the Institute of Technology led bid was not successful, and
LCWC’s estate was not judged to be sufficiently degraded to qualify for estate improvement
funds.

4.2

Costs

Investment cost estimates for the Workington Digital Accelerator have been calculated on the
basis of
1. the concept designs developed by LCWC’s design and project management agents; and
2. the anticipated equipment requirement based on the expected enrolments and course
programme developed jointly by LCWC and partners.
Table 4-1 summarises the breakdown of capital investments by key item. A 13% contingency
has been added to the estimated capital outlay.
Table 4-1: Summary of Capex Cost Breakdown for WDA
Description

£

Source: LCWC

4.2.1

Operating costs

Operating costs are defined by the day to day running costs of providing teaching and training
courses. Core courses such as HND/HNC/BA Hons will primarily be resourced from LCWC’s
current digital and IT teaching staff. Costs associated with specialist employer led training and
adult digital skills courses will comprises a mix of LCWC and training partner staffing and
overheads under a Memorandum of Understanding agreement. LCWC will reimburse training
partners for time and expenses delivering courses and recover their costs from employers and
individual users which LCWC categorises as ‘full cost commercial’ services.
The proposal to integrate WDA into an existing space at LCWC allows the facility to benefit from
fixed overheads and the college’s established support and marketing functions, such as in
finance, HR, IT and marketing, enabling to achieve operational facilities relative to a stand-alone
new-build option.
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Funding and Revenues

The total Towns Fund ask is £1m and informs the capital investment cost estimate shown in
Table 4-1. The funds will be 100% spent on the capital works including construction, equipment
and project management over a period of no more than one financial year (2022/23). Operating
revenue will be derived from a mix of government supported education contract income and full
cost commercial work and is determined, in the financial analysis, by the projected number of
course enrolments for each course type.
As a not-for-profit corporation regulated by the Department for Education all surpluses
generated by the project are re-invested in the maintenance, development and sustainability of
the college.
As a general FE and HE college, LCWC has long standing funding contracts in place with
various government backed funding streams e.g. Education and Skills Funding Agency (ESFA);
Office for Students (OfS), Student Loans Company and Apprenticeship Levy via employers and
IfATE (Institute for Apprenticeships and Technical Education). In addition, the college has
access to various schemes, contracts and incentives linked to defined education, qualifications,
skills development and training activity, which includes digital skills provision. Relationships with
employers based on full cost recovery and contracts with government departments for delivery
within funded projects and contracts e.g. ‘Restart’ - work and employment. It is planned to
generate income across the range of funding streams summarised above.
The college is subject to internal and external scrutiny linked to its funding contracts with various
government and public bodies, including ESFA and the OfS, and is subject to legislative
relations and instruments via the Department for Education. Quality is regulated by Ofsted, the
OfS, QAA and via various kite marks and standards e.g. ISO.
Table 4.2 summarises the projected financial flows for the WDA based on the first 5 operational
years allowing the project to reach a steady state. The financial projections exclude the impact
of capital expenditure as this will be 100% covered by the Towns Fund allocation.
Table 4-2: Projected Operating Costs and Income, WDA – years 1-5 operation

Income

Year 1

Year 2

Year 3

Year 4

Year 5

£

£

£

£

£
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Source: LCWC; *excludes inflation

4.3

Affordability Assessment

The capital costs for delivering the WDA are covered by the Towns Fund, with no match funding
from other public or private sector contribution required for development. The financial
assessment shows that the project generates a moderate operating surplus based on the
funding contracts that LCWC is able to draw down to deliver its proposed training programme.
Therefore there are limited affordability implications of the investment.
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5 Commercial Case
The Commercial case sets out the approach taken to delivering the WDA project and to
demonstrate that the preferred option will result in a viable delivery strategy for the project
sponsor and Allerdale BC who are responsible for allocating the Towns Fund.

5.1

Commercial Structure

The Workington Digital Accelerator is a third party sponsored project, where LCWC controls the
use of the Towns Fund funding procure the necessary works and equipment to deliver the
project. LCWC takes on the sole risk for works programme, development and operation of the
WDA. Other education sector parties (with an interest in digital skills training) will be involved in
the provision of WDA courses and services but this will be under a Memorandum of
Understanding rather than formal commercial contracts.
LCWC retain AA Projects, who are a project management, design and build contractor who are
responsible for developing the preliminary design for WDA. They will also be responsible for the
creation and issuing of tenders and managing sub-contractors for the construction and fit-out of
the facility. They will manage contractors and report to LCWC for their internal project
assurance requirements.
Allerdale Borough Council will not be responsible for the delivery or operation of the WDA
beyond the granting of Towns Fund monies to LCWC. To ensure that a decision to allocate
funding is made based on the full evidence and assurances to partners, which will receive the
funding, will manage the spending on this project correctly, high-level terms have been drafted.
These terms will be developed further by the Project Board and serve as the contractual basis
by which the funding will be provided and managed
5.1.1

Operating Arrangements

Once completed, LCWC will assume full operation of the WDA and is expected to be the main
provider of training and education utilising its internal resources. Funding to operate courses
can come from the following sources:
● Funds that can be drawn down under existing contracts with Department for Education and
other government agencies (e.g. Education and Skills Funding Agency)
● Full cost commercial recovery for bespoke and specialist training provided to employers and
individuals (depending on the type of training)
For specialist and bespoke courses, LCWC will work with training partners to develop specific
course offerings under a Memorandum of Understanding (MOU) that sets out the roles and
responsibilities and pooling of resources for training provision under a ‘hub’ approach. These
arrangements are to be confirmed between LCWC and Cumbria Institute of Technology,
Energus and other partners who have to date been involved in the development of the WDA
project. It is anticipated that training partners will invoice LCWC for staffing and resources used
in the delivery of bespoke courses, that will be enshrined in the MOU.

5.2

Procurement Strategy

The following services and products to be procured to deliver the WDA have been identified as
follows:
● Design and property development management
● Construction and fit-out services
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● Various digital and IT equipment
● Software licences and networking
● Necessary expenses to develop the digital training offer
LCWC plan to procure services and equipment for the WDA via open market tender, as
governed by the College’s financial regulations. The tender and contractor selection process will
be managed by AA Projects, who are retained by LCWC to undertake a range of project
focused services, including design, procurement and project management. Tenders will be
issued via established online portals such as ‘Stotle’, as per previous projects.
Due to the relatively small scale and limited scope of the project, all of the Towns Funds money
will be spent within the same financial year and will be entirely directed towards the capital
expenditure as outlined above. AA Projects have managed several previous projects on behalf
of LCWC including the National College for Nuclear and Construction Skills Centre, which were
significantly larger undertakings than the WDA. Due to their track record of delivery and
successful working with LCWC they have been retained to oversee the delivery of WDA.
5.2.1

Social Value Procurement Policies

As a not-for-profit General College of Further and Higher Education, LCWC adopts longestablished principals of positive social values, ethics and impact in all of its operations and
procurement activities. The college has various kite marks approved and in place, including
Matrix accreditation, and has commenced certification with ISO14001 for environmental
management. The college also has contracts/ registration in place with the Education and Skills
Funding Agency (ESFA), the Office for Students (HE) and the Institute for Apprenticeships and
Technical Education (IfATE).
LCWC has produced a socio-economic impact statement of the college’s operation from
specialist suppliers EMSI.

5.3

Market Testing

Market testing of the potential demand for the project has been undertaken in the form of:
● Labour Market Intelligence/Business Surveys (LCWC and Cumbria CC)
● Stakeholder engagement (initial Town Investment Plan workshops and employer focused
workshops)
● Wider evidence base research as undertaken by Cumbria LEP
Market testing of the procurement route is demonstrated through LCWC’s track record in
procuring other specialist capital projects to expand its operations and education offering,
adopting a similar procurement route as proposed for the WDA. LCWC are confident that its
well established practices will attract a sufficient amount of interest from high quality building
companies and equipment suppliers.

5.4

Contract and Project Management

The LCWC Board of Governors endorse the College Executive to contract AA Projects to act as
projects managers, supported by LCWC selecting main contractors (and any sub-contractors)
within set LCWC procedures and financial regulations. AA Projects will draw up and issue
tenders and organise the shortlisting of bidders. Once commissioned, they will manage subcontractors who report to LCWC’s internal project manager (assigned responsibility for this
particular project) on the progress of delivery and any issues regarding cost-overruns, delays or
working to scope. AA Projects retain risks associated with their contracted scope of works which
include design, planning and project management responsibilities. LCWC contracts for
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construction works include pain/gain and risk sharing agreements and a framework for penalty
payments with regard to contract performance.
LCWC has a long-established track record in delivery complex build and estate projects on time
and to budget. In recent years this includes: the National College for Nuclear (£7M),
Construction Skills Centre (£7M), and Civil Engineering Training Centre (£3M). In line with
established practice, management of delivery will include:
● An experienced project manager employed by LCWC will manage the project, co-ordinate all
parties, and provide regular updating and reports. Our property consultants will provide a
project manager for the design and build process, who will liaise with LCWC project
manager.
● Executive sponsor will be LCWC Deputy Principal/ FD
● Several internal and external staff and parties will form workstreams, including build and
estate and curriculum development
● LCWC Secretariat will provide administrative support
● The Board of LCWC will provide governance and project oversight

5.5

Risk Identification and Allocation

LCWC has a well-established risk management process and register, which is frequently
reported to the Board of Governors. The Deputy Principal, as Project sponsor, with oversee the
identification of key risks, and monitor/ report upon the risk management programme with the
professional property agents.
Table 5-1: Summary of Risk Allocation between Contracted Parties
Risk

LCWC

AA Projects

Development Cost
Over-run

√

Loss of Training
Partners

√

Loss of Govt. Agency
Contracts

√

Development Design
risks

√

Loss of Capital Funding

√

Sub-Contractors

√

√

√

√

Source: Mott MacDonald

5.6

Project Interdependencies

There are no interdependencies between the WDA project, other Town Investment Plan
projects or other investment projects in Workington or LCWC as currently planned.
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6 Management Case
6.1

Introduction

The management case outlines the arrangements in place for delivering, monitoring and
evaluating the Digital Accelerator. At this stage the focus should be on how the project will be
managed during both development and post-development, the delivery timescales, assurance
processes and risk management. A description of the proposed management structure for
delivery of the WDA is set out below. approach.
The main delivery partners for the WDA are:
1.
2.
3.
4.
5.

6.2

LCWC (Board and Executive Leadership Team)
AA Projects for design and project management
Sub-contractors for build and equipment supply
Partner institutions for training and education provision
Allerdale Borough Council

Previous Projects

LCWC have established a successful track record in delivering design and build projects on
their existing estate using a similar contracting structure as proposed for the WDA. This includes
the £7m National College for Nuclear which is a purpose built technology and training centre
launched with 5 other founding partners including Cumbria University, EDF Energy and
Sellafield Ltd.
Table 6-1: Summary of Previously Delivered Design and Build Projects at LCWC
Project

Total Budget
(rounded)

Completion date

Approx. Duration

Construction Skills
Centre

£7.5M

March 2013

1 year 2 month

NCfN Northern Hub

£7M

Jan 2018

1 year 2 month

Civils Training Centre

£2.8m

Sept 2021

1 year 6 month

Internal refurbishment
and repurposing of
Cafeteria

£300K

August 2021

5 months

Source: LCWC

6.3

Project Organisation and Governance

For LCWC oversight of the project, the Board of Governors will appoint a member of LCWC
senior management (either the Estates Manager or Financial Director) to act as a Project
Manager who will interface regularly with AA Projects and sub-contractor representatives. AA
Projects, acting as an employer’s agent for the development phase, will appoint a project
manager, feeding all project progress, reports, controls and mitigations via monthly meetings to
the LCWC Project Manager. This ensures that LCWC internal governance is worked into the
project management process.
The LCWC Project Manager will co-ordinate and report to a Project Steering Group, which will
include representation from stakeholders including Allerdale Borough Council and partner
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institutions/employer representatives, to report on progress of delivery and how the Town Fund
funds are being used. Separate engagement with the Towns Fund Board, if not via the Project
Steering Group will also be the responsibility of the LCWC Project Manager.
Figure 6-1: Governance and Project Management Structure for WDA Development Phase

Source: Mott MacDonald

6.4

Operating Phase

LCWC is managed by an Executive Body comprising: Principal and CEO; Deputy Principal and
FD (both of whom are Senior Postholders) and an Assistant Principal. This structure will be
responsible for the overall management and governance of the Digital Accelerator as it will
operate as an internal facility to Lakes College.
Through the ‘hub and spoke’ concept that informs the preferred option, the intention is for WDA
to draw on the existing teaching expertise at LCWC in the areas of business, digital/IT and
design as well as external expertise where courses and provision will be more specifically
targeted to employer skills requirements. Furthermore the WDA will have access to the LCWC’s
established support and marketing functions, such as in finance, HR, IT and marketing. Figure
6.2 summarises the proposed management and staffing structure for the facility.
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Figure 6-2 : Proposed Management and Staffing Structure for WDA

Source: LCWC

6.5

Project Assurance

The preferred option for WDA has received approval from the Allerdale BC Towns Fund Board,
as minuted and confirmed by the Heads of Terms agreement with DLUHC. The project has
received internal approval from the LCWC Board. LCWC management expect to report regularly
to Allerdale BC on progress of the project (both during and post-development phase) via its
standard project management reporting or in a format to be agreed with the Council.
The LCWC Project Manager (either the Deputy Principal or Financial Director) will be
responsible for exercising LCWC’s project assurance processes via progress reports and
general updates to the LCWC Board. LCWC Board will not be directly involved in managing the
development phase as they will approve appointment of the sub-contractors and internal project
manager.
AA Projects will oversee cost and the completion of the development phase and report to the
LCWC internal project manager. Issues relating to cost and schedule over-runs or noncompliant work are escalated to the LCWC Board to require appropriate action or approvals.
For assurance to external stakeholders, the LCWC Project Manager meetings with the Project
Steering group will cover:
● financial monitoring, of ensuring that the Towns Funds monies is spent in line with the
agreed schedule and budget;
● the physical delivery of the project against the project’s objectives set out in the business
case; and,
● the delivery of the project against the agreed schedule.
● the monitoring of outcomes and KPIs following completion.
The Deputy Principal leads on development and maintenance of an effective framework for
managing risk.
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Day-to-day responsibility for maintaining a sound system of internal assurance is delegated to
the Principal, as Accounting Officer.

6.6

Programme and Schedule Management

The proposed delivery programme envisages that the WDA will commence operation by
September 2022 and fully operational for course offerings by March 2023. The development
works are scheduled to take approximately 5 months to complete and are subject to allocation
of the Towns Fund funds at the beginning of April 2022.
The WDA project is not dependent on any other Town Investment Plan (TIP) or non-TIP project
or scheme proposed in Workington. In addition, the project is not considered to have any
interdependency on another other TIP or non-TIP project or scheme proposed in Workington.
Table 6-2 : Summary of Scheduled Programme Milestones and Key Dates for WDA
Milestone

Timings and Date

Planning Consents

End February 2022

Appoint design and building contractors

End March 2022

Detailed Design Programme

Feb to End April 2022

Procurement of Equipment / Technology

Completion- end September 2022

Confirm Partnerships

March-September 2022

Commence Training

September 2022-March 2023

Source: LCWC / Mott MacDonald

6.7

Risk and Opportunities Management

LCWC operates a risk management policy which forms part of the college’s internal control and
corporate governance arrangements. An open and receptive approach to solving risk problems
is adopted by LCWC senior managers and responsible managers. The Deputy Principal leads
on development and maintenance of an effective framework for managing risk and the current
policy provides guidance to senior LCWC staff on how it can improve performance in delivering
LCWC’s strategic vision and mission by contributing to:
● improved decision-making at all levels;
● better service delivery across the college;
● reduction in management time spent problem-solving;
● increased likelihood of change initiatives being achieved;
● more internal focus on doing the right things at the right time;
● provide a stronger foundation for strategy setting and continuous improvement;
● fewer shocks or unwelcome surprises;
● reduced waste and improved value for money.
The approach to risk management is owned by LCWC and incorporated into their internal
assurance process for approval by the Board. For delivery of WDA, the project risk register will
be regularly reviewed and updated as a live document by LCWC and contracted project
managers (AA Projects). This proactive approach to risk management will enable effective
management of the project risks and wider communication between the various partners in the
management structure.
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Risk Register

Table 6-3 summarises the risk register for delivery of the WDA. These are the top 5 risks which
is considered an assessment that is proportionate to the project investment. A full risk register is
appended to this report.
Table 6-3 : Risk Register (top 5 risks identified for the WDA)
Risk

Impact

Construction Cost
Over-runs

Weakened
project viability

Loss of Course
Funding Contract

Likelihood
(out of 5)

Rating

Partner
Responsible

Mitigations

1

Low

LCWC / AA
Projects and
supply chain

Established working relationship and
track record with AA project
management. 13% Contingency
added to development cost.

Weakened
project viability

2

Low

LCWC

LCWC have established access to a
wide variety of UK govt. funding
contracts; WDA course offering
strongly aligns with current and
emerging policy

Loss of Towns
Fund (Capital)
Funding

Project cannot
proceed

4

High

LCWC / ABC

Completion of a strong feasibility
study and business case. ABC
maintaining oversight

Loss of Training
Partner
Involvement

Scaled-back
course offering
and associated
impact/benefits

3

Medium

LCWC

Training and other partners (e.g.
Energus, Cumbria IoT, CLEP) were
engaged early and involved in the
concept development, optioneering of
WDA

Design Risk

Project delays

1

Low

LCWC / AA
Projects

Re-purposing of internal space /
limited new build reduces scope for
design risk; track record with AA Proj.

Source: Mott MacDonald

6.7.2

Opportunities Management

The Workington Digital Accelerator development will be incorporated into LCWC 3 Year
Strategic Plan 2020/22 - 2023/24, which has an annual review and refresh. The plan provides
the framework for which the college will develop the scope, volumes and sustainability of the
Accelerator, in line with the college’s strategic objectives of supporting Workington’s residents
and local employers, and in developing added value partnerships and collaborations. Given the
intrinsic nature of “digital”, the exponential growth expected in a wide range of digital skills, and
the emergence of similar centres developing in regions throughout the UK, LCWC plans to
integrate the Accelerator within its collaborative work across the country, including via the
National College for Nuclear provider network and the growing Low Carbon Energy Consortium.
This approach will enhance opportunities for development of the Workington Accelerator and
provide synergies to add value for local employers and residents.
LCWC runs an Opportunities Register which is regularly updated and reported to LCWC’s
Board of Governors.

6.8

Stakeholder Management

The key stakeholder groups which have power to influence delivery of the project are:
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● Allerdale Borough Council - as the body responsible for delivering the Workington Town
Investment Plan which is funded by the Towns Fund.
● WDA Training Partners – including Energus, Cumbria Institute of Technology who have
supported the optioning and development of the concept from an early stage
● Employers and Employer Representative bodies – have been consulted via primary surveys
and workshops to understand their digital skills needs and how investment should be
channelled to address such needs
● Students (current and prospective) – who are engaging in programmes of digital learning,
training, and skills development and will have a larger presence following delivery of WDA
● Public Policy Organisations – such as Cumbria Local Enterprise Partnership who have
identified the strategic evidence base for higher level skills gaps / digital skills and created
the policy framework for skills provision through industry panels
A fuller list of stakeholders and their role/relationship to the project is appended to this report.
The WDA project has been developed collaboratively, with individuals from local training and
education provision, policy and employment involved in the concept development from an early
stage. As highlighted earlier, several rounds of research and consultation have been
undertaken to understand the most suitable format for the WDA and its scope of digital training
provision. This has established a platform for continued engagement to support the project’s
evolution once it becomes operational. This further reflects the ‘hub and spoke’ approach to the
WDA, with LCWC acting as the base for pooling resources and knowledge that will
progressively advance training in digital skills over time.

6.9

Benefits, Monitoring and Evaluation

Monitoring of the anticipated outcomes and impacts of the investment in the WDA is an
important exercise for ensuring the project delivers value for money. These are set out in the
Town Deal Heads of Terms Agreement and are derived from the Workington Town Investment
Plan, as follows:
● Increase in capacity and access to new/improved skills facilities
● £1m worth of newly available of new specialist equipment
● Increased and closer collaboration with employers
● Increase in depth of skills offer that responds to local need
● 90 new learners assisted: minimum 90 students p.a.
● % of learners gaining relevant experience/ being ‘job-ready’ as assessed by employers
● % of working-age population with qualifications
LCWC already operate established processes for monitoring and evaluating training and
education outcomes and these can also form the basis for measuring and reporting the outputs
and outcomes of the WDA to ABC and Towns Funds partners as required. The current main
methods are via:
● Individualised Learner Records (ILRs) – LCWC is obliged to collect a wide range of data
for students enrolling on publicly funded course programmes including number of
enrolments, duration of learning, positive/negative outcomes, grade achievement and
onward destination. The same system of tracking will be applied to users of the WDA
including bespoke and employer-led courses which LCWC is currently not obliged to report.
● Self-Assessment – is undertaken annually involving an internal review of all LCWC
educational and training provision as required by quality management processes. The
assessment pays attention to ‘live data’ including outputs and outcomes, quality indicators
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and whether previously established targets have been met or exceeded. LCWC will adopt
the same assessment for courses provided at WDA.
● Learner Voice surveys – are questionnaires completed by students recording their
assessment of their course experience including reasons for take-up, use of qualification and
assessments of quality and outcomes. These are designed to assist course improvement.
● Ad Hoc Studies – LCWC have produced several economic and social impact studies
highlighting the contribution of the College to the local, regional economy and specific
student/learner benefits
● LCWC Strategic Plan 2020-2023 – sets outs the goals and aspirations for education and
training provision to meet OFSTED criteria (among other objectives), for example through
the ‘Beyond Good’ agenda.
The established data collection methods will be used to monitor the benefits of WDA including
onward employment of course participants into local digital skills and technology-oriented
sectors. LCWC intend to regularly report outcomes and impacts to Allerdale Borough Council in
a format yet to be determined, but as much of the information can be collected within
established processes by LCWC this is unlikely to create obstacles to monitoring and evaluation
or developing a benefits realisation plan.
Table 6.4 proposes a set of indicators and benchmarks that could serve as a basis for a benefits
realisation plan for the project.

Table 6-4 : Indicative Model for Benefits Realisation, Monitoring and Evaluation
Benefit

Responsible

Timescale

Measured

Critical Success
Factors

WDA Course
Completions / learners
assisted (various levels)

LCWC

1-4 years

ILR

Minimum 90%

Grade Achieved/Other
Positive Outcome / Depth
of Skills outcome

LCWC

1-4 years

ILR

TBC / % local skills
need met

Onward move into
employment / Digital/IT
specific employment

LCWC,

1-4 years

ILR, LV surveys,
employer contacts

TBC

Employability / Learners
Job Ready

LCWC / Allerdale
BC / CLEP

Ongoing

Area unemployment/
claimant count statistics

Reduction in
unemployed > 6 months

Productivity

Allerdale BC/ CLEP

Ongoing

Average GVA/Salary by
sector

Gap with UK / Region

SME Growth

Allerdale BC/ CLEP

Ongoing

Business Register,
Local SME surveys

Increased SME survival
rate

Increased Employer
Collaboration

LCWC / Allerdale
BC

1-4 years

LCWC Annual Reports,

No. of training /
showcasing/ networking
events p.a.

Local SME Surveys

Source: Mott MacDonald / LCWC
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LCWC Digital Accelerator Full Stakeholder List
Stakeholder

INTERNAL
Governors
Staff

Key Interest
Oversight, compliance, delivering mission
Delivering TLA; supporting students; maintaining estate, resources and
equipment
Marketing and promotion
Enrolments, Registration and record keeping

LEARNERS
Full time FE/HE

Engaging in programmes of digital learning, training, and skills development

Part time FE/ HE

Engaging in programmes of digital learning, training, and skills development

Apprentices FE/ HE

Engaging in programmes of digital learning, training, and skills development

Work-related contracts
EXTERNAL

Restart, Kickstart and related programmes

GOVERNMENT
LOCAL/ REGIONAL

Allerdale Borough Council

Development and launch of the Digital Accelerator to time and budget
Delivery of outputs and outcomes
Social Value and impact
Sustainability and development

CENTRAL
DfE
Dept for Levelling Up
Housing and Communities
DWP, JCPlus, Inspira, and
appointed contractors

Implementation of education policy and programmes
Context to the Skills White Paper: impact of Accelerator upon productivity
and digital skills gaps
Delivery of KPIs, outputs and outcomes
VFM
Deliverables within employment and return to work contractors

EMPLOYERS
Large employers
SMEs
3rd Sector

Co-design and development of the Accelerator and offer
Access and impact upon current and pipeline skills
Co-design and development of the Accelerator and offer
Access to and impact upon current and pipeline skills
Co-design and development of the Accelerator and offer
Access to and impact upon current and pipeline skills

FUNDERS
ESFA
Students Loan Company

Delivery within funding contracts and rules
Take up to support regulated qualifications

IfATE (apprenticeship levy)

Volumes and performance of apprenticeship training and skills development

REGULATORS
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Ofsted
Office for Students and
QAA
Ofqual

38

Relevance of the offer to regional needs
Quality of in-scope provision
Meeting obligations to HE students
quality of provision
Adherence to qualification rules and regulations

Awarding Organisations
Awarding Universities and
HEIs
COMMUNITIES and
PARTNERS
Town’s Deal Board

Meeting approval criteria and obligations within regulated qualifications

Delivery Partners e.g.
Energus

Development of specialist resource and capability; co-design and
development of resources, staff, kit and teaching material; sharing facilities

Mott McDonald
Local residents and resident
associations
REPRESENTATIVE BODIES

Delivering the project within context of Feasibility Study and Business Case
Promotion, Engagement, Accessibility, and social value impact of the
Accelerator

Association of Colleges
Cumbria LEP

Meeting approval obligations and award criteria

Delivering the project within parameters set by the Board

Experience, impact, best practice and social value of similar projects in GFE
colleges in England
Impact upon skills gaps and contribution to CLEP Skills Plan delivery
Input of Industrial Panel Boards

Cumbria Careers

Links to career paths and progression opportunities into employment

Schools

Careers Education Information Advice and Guidance
Engagement with the work, development and opportunities of the
Accelerator in relation to promoting and supporting STEM

STEM Ambassadors
Cumbria Chambers of
Commerce

Promotion of the Accelerator to member businesses and value of impact in
relations to LSIP

Workington Business Group
BEC Business Cluster

Access to and promotion of the Accelerator
Access to and promotion of the Accelerator
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R1

R1 Business

Business

Case is not

Case

approved

R2

R2.1 Financial

Procureme

regs have

nt of

negative

profession

impact on

al services

timeline and

timeframe/
and or/
budget
R2.3
Performance/
cost / delivery
issues with
contractors

Post-Mitigation

12

Undertale appropriate due
diligence; work with MM on
underpinning rational and
presentation of the case;
triangulate the LMI from
primary and secondary
sources; sense check to
previous successful bids and
business case submissions;
provide sufficient senior input
to develop and justify the case.

1

2

2

3

3

9

If necessary, we seek LCWC
Board approval to adapt or
waive standard financial regs
if specific conditions deem
necessary to deliver the
project

2

1

2

3

4

12

2

2

4

1

2

2

Contractors
within

Post-Mitigation

4

R2.2
not available

Mitigation

3

completion
dates

Post-Mitigation

Risk

Pre-Mitigation

Category

Pre-Mitigation

Full Risk Register

Pre-Mitigation

A.2

39

2

3

6

Include necessary conditions
and prerequisites in the
tendering/ bidding process,
with appropriate penalty
clauses.
Ensure project consultants AA
Projects have sufficient
controls and contingency in
place to identify and address
any emergent issues. Ensure
project management has
timely oversight and live KPI
reporting to take any
necessary timely action
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R3 Estate

R3.1

modificatio Programme of
n

works cannot

programm

be completed

e

within March

3

3

9

3

3

9

4

3

12

3

3

9

3

4

12

Address any matters of
delivery to timescale and/ or
budget with AA projects in predevelopment phase

Post-Mitigation

Mitigation

Post-Mitigation

Post-Mitigation

40

Pre-Mitigation

Risk

Pre-Mitigation

Category

Pre-Mitigation
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2

2

4

Based on experience, establish
appropriate scenario building,
sensitivity analysis and
contingency into pre-planning,
risk management and sharing,
and project schedule with all
partners

2

2

4

Anticipate budget adjustment
and have scaled alternative
programmes with AA Projects
based on low to medium
reduction in budget.

1

2

2

2

2

4

1

2

2

to September
timeframe
R3.2 Delays to
project plan
owing to
internal and/
or external
events or
circumstances
e.g. COVID19
R4

R4.1 Budget

Securing

does not

appropriat

support

e IT

requisite

equipment

equipment to

and human

deliver

resource

outcomes and
outputs

R4.2
Equipment is
not available
within
timescale
owing to

Based on spec and programme
schedule secure delivery
commitments from all
suppliers using existing
relationships and contracts
Utilise partnerships and
existing relationships to share
and reduce risk; market test
availability and conditions in
pre-award phase; build
contingency into opex budget
for possible market premium
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Post-Mitigation

Mitigation

Post-Mitigation

Post-Mitigation

41

Pre-Mitigation

Risk

Pre-Mitigation

Category

Pre-Mitigation
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availability/

supply issues
R4.3 Skilled
staff not
available for
installation, fit
out and
commissionin
g

R5

R5.1 Demand

Meeting

does not

demand

present to

3

3

9

2

2

4

3

3

9

forecasts

R5.2 Supply in
the market
exceeds
demand

R5.3 Shortage
of skilled staff
to support

Further triangulate and market
test LMI and demand via LCWC
Business Development Team
Reprofile current and potential
competitors in supply of digital
skills with access to West
Cumbria and recalibrate
outputs accordingly
Liaise with agents and partners
to assess pipeline of skilled
staff and take appropriate
action based on current
intelligence

training
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Indicative Delivery Programme
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1

1 Introduction and Overview
1.1

Purpose of this Report

Mott MacDonald, as Strategic Delivery Partner to Allerdale Borough Council has been
commissioned to produce a Towns Fund Business Case for the Workington Digital Accelerator
project, which has been identified as a priority project within the Workington Town Investment
Plan (TIP). The Workington Digital Accelerator is proposed to be a dedicated facility that will
provide state of the art digital equipment and software aimed at boosting access to higher-end
digital and computing skills for local businesses and residents. LCWC is seeking £1m of capital
funding from the Towns Fund to deliver the project.
As part of the business case development, a feasibility study was also commissioned to
establish the evidence base and need for the project. This feasibility study builds on initial work
undertaken within the TIP process that included public consultation workshops to test and refine
the project’s definition and scope.
The feasibility study is structured as follows:
Chapter 2 – provides an overview of the project background, description and rationale
Chapter 3 – a baseline analysis of socio-economic conditions and trends that characterise the
surrounding economy
Chapter 4 – more specific information and data covering the supply and demand of higher end
and digital skills in Cumbria
Chapter 5 – Summarises the outcome of stakeholder consultations
Chapter 6 – provides an overview of the option assessment behind the Digital Accelerator
concept
Chapter 7 – sets out the funding and operating model
Chapter 8 – conclusions

1.2

Sources

This feasibility study draws on the following sources and material:
● Publicly available socio-economic datasets
● Evidence produced by the Cumbria Local Enterprise Partnership (LEP) Skills Advisory Panel
and similar reports
● Surveys undertaken by Allerdale Borough Council
● Stakeholder interview and workshop feedback
● Documentation provided by Lakes College
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2

2 The Project
2.1

Background to the Project

In common with many regions in the UK, the borough of Allerdale, West Cumbria and the wider
county of Cumbria all have a current and expected future shortage of workforce digital skills, in
particular for those at a higher level. This shortfall can be attributed to several factors:
1. Rapid developments in digital technologies and applications in industry and workplaces,
particularly relating to sectors which are concentrated in the local area, such as nuclear and
advanced manufacturing, increasing the demand for a wider range of specialist skills
2. An ongoing net outward migration from the area of residents with digital capability and
related qualifications and hence expertise;
3. The deficit in graduates and higher education (HE) students who have left Cumbria to
train/study subsequently returning to the area to work (resulting in HE “cold spots” in
Cumbria);
4. The general challenge many employers and sectors face in attracting skilled recruits to posts
in the area, restricted by geography, relative accessibility to national transport networks and
outdated perceptions of Cumbria’s economic opportunities.
This situation has been exacerbated to a degree by the effects of COVID-19 and Brexit on the
labour market. At a macro level, Cumbria has a notable, evidenced shortfall in employees and
residents trained at Level 4 qualification and above, in comparison to national profiles. This
limits the scope for achieving higher productivity levels among the workforce and consequently
the ability of the working population to meet the increasing demand for digital and IT capabilities
in the wider economy.

2.2

What are Digital Skills?

Digital Skills relate to the use of devices, technologies software applications, automation, design
systems and processes; communications, online security and social media in the workplace.
They require the ability to manipulate digital tools in finding, reviewing, organising and sharing
information effectively, including remotely.

2.3

Lakes College

Lakes College West Cumbria (LCWC) is a major provider of Further and Higher Education in
West Cumbria and sponsor of the Digital Accelerator project. The college is located at Lillyhall
Business Park on the edge of Workington but serves all of Cumbria and primarily the boroughs
of Allerdale and Copeland with a wide range of technical and vocational education, training and
services. As a community technical college it focuses on employment needs; developing the
skills, experiences and qualifications that learners need to access the workplace and develop
their careers. Progression to the highest level, into employment, and within careers are key
drivers of the College’s strategy.
LCWC’s key educational markets are: full-time study programmes, apprenticeships and adult
learners across a wide range of courses, Higher Education including degree apprenticeships,
and full cost commercial work. LCWC also deliver within various contracts to support learning,
upskilling, reskilling and employment e.g. the European Social Fund (ESF) supported Edge
programme and Department of Work and Pensions (DWP) contracts. It typically has circa 4,000
students undertaking courses of various types each year.
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3

Project Description and Rationale

The rationale behind the proposal for the Digital Accelerator (DA) stems from the current and
deepening need to address the digital skills deficit in Cumbria by providing a recognised facility
that is highly accessible to both the local and surrounding population. The DA comprises an
investment in digital equipment within existing facilities to deliver training in high level, specific
digital skills, with a focus on the following areas of digital:
● Data analysis, curation and visualisation
● Cybersecurity
● Client relationship management (CRM)
● Digital Design and Marketing
● Machining and manufacturing technology; and
● Baseline digital applications which are increasingly required in the workplace (Microsoft
Office)
The above categories are intended to be broadly matched with the growing requirements of
Cumbria’s technology-oriented employment base. The new learning space will be a high quality
facility featuring state of the art equipment that meets business and sector-level needs and also
supports future enterprise development. It will directly cater to meet the current and forecast
need among businesses and the demand from learners who want to upgrade and reskill in the
relevant fields above. The facility is also intended to develop an inclusive focus - by offering
baseline and entry-level digital skills courses to improve employability among the population.
The DA is intended to be sited at LCWC in Lillyhall within a re-purposed and dedicated space.
There are several neighbouring providers of technology-based skills such as Energus and Gen2
which will expand the scope for shared knowledge and expertise. Creating a physical presence
in a repurposed and suitably resourced facility at LCWC will enable it to strengthen established
links with other institutions by way of the “hub and spoke approach”. For example, the existing
Cyber Skills facility at Energus is expected to be remotely connected to the Accelerator, with
sharing of specialist facilities, training and expertise enabled. Further collaborations connected
to the digital theme which have the potential to add value include the Cumbria Institute of
Technology – this proposal includes a hub at Lakes College supporting the development of
digital skills for engineering and wider STEM subjects across West Cumbria. It is anticipated
that these partnerships will serve to enhance and extend the impact and value added by the
Digital Accelerator for West Cumbria and the wider County.
The DA proposal can be summarised as a well-equipped and resourced facility based at Lakes
College that supports:
● High Level Digital Skills in support of sectors and industries in West Cumbria and the wider
County
● A repurposed and reconfigured specialist facility with discrete access and a range of digital
kit, equipment, networking, and software
● Skills, training and qualifications will be supported by a range of up to date hardware and
software supported by enhanced network capability and a specialist teaching facility. This
will enable training in coding, web design, 3D modelling and AI, BIM, with access to the
college’s VR facilities and existing robotics
● Programmes of learning developed and delivered by Lakes College staff and partners
● Digital literacy skills for adults in Workington
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3 Baseline indicators
3.1

Introduction

This chapter analyses a range of key socio-economic indicators relating to both Allerdale district
and Cumbria (to remain consistent with the skills evidence base), benchmarked with regional
and national averages, to illustrate underlying trends and characteristics that are factors
influencing the need for higher end specialist skills provision in the selected areas. This covers
the following:
● Demographics and Population Growth
● Labour market characteristics
● Skill and Training Deprivation
● Skills Attainment
● Industry composition and specialisms
● Innovation activity and Digital Connectivity

3.2

Population Trends and Growth

Allerdale is the third most populous district in Cumbria, with its population of 97,831 residents1
accounting for 20% of the county’s total population. As in the rest of Cumbria, it is relatively
older than the national average. Almost a quarter of the population (24.9%) are aged 65 and
older, compared to 18.7% nationally. Consequentially, the size of the working age population is
relatively low at 58.7% of the total, compared to 62.4% nationally. This is explained particularly
by a low proportion of younger residents, with 16- to 24-year-olds accounting for 8.5% and 25to 49-year-olds at 27.3% of the total. This is 2% and 5.2% percentage points lower than the
national averages respectively.
The total population of Allerdale, and Cumbria more broadly, has remained broadly stagnant
over the past 10 years, with growth at 1% for Allerdale and 0% for Cumbria, compared to 6%
nationally. There has been a downward trend in the proportion of 16-to 24-year-olds and 25- to
49-year-olds, decreasing from 9.7% and 30.8% in 2011 to 8.5% and 27.3%, respectively. This
downward trend is having implications for the size of the available future workforce for both
areas in terms of their ability to respond to future demands for labour.
Sub-national population projections (available at district level and above only) for England
provide estimates of the future resident population based on the assumption that recent
demographic trends continue, i.e. migration trends, birth and death rates. They are not forecasts
as they do not attempt to predict the impact of national or local policy interventions, changing
economic circumstances, or other factors that might impact on demographic behaviour.
While projected population up until 2043 suggests overall growth for Cumbria, this is dominated
by the older age groups, with the latest sub-national projection showing a 30% increase by 2043
in the proportion of residents aged 65 and over compared to 2018. Conversely, the historic
trend in reductions of young people aged 16 to 24 is projected to continue, with a 4.7%
percentage point decrease in 2043 in the proportion of young people out of the total compared
to 2018.

1

Based on ONS 2020 mid-year population estimates.
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Figure 3-1: Changes in Cumbria Population by Selected Age Groups 2018-2043
(2018=100)
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Source : ONS Sub-National Population Projections, 2018
The implication of demographic trends as illustrated above is that the overall available labour
force is projected to fall by over 20,000 over the next 15 years, depending on how economic
activity rates among the over 50s changes in that period. This is explored further in the supply
and demand for skills in the next chapter.

3.3
3.3.1

Labour market characteristics
Economic activity

Economic activity considers those within the labour market who are either working or looking for
work (i.e. those who are employed or unemployed). In the year ending December 2020,
Allerdale had high economic activity (82.8%) and employment rates (80%), exceeding Cumbria,
the North West and national rates. Correspondingly, unemployment and economic inactivity are
comparatively low against national rates.
Like many rural areas, self-employment rates in Allerdale and Cumbria are also high, partially
reflecting a relative lack of employment opportunities compared to more urbanised areas and so
a greater reliance on sectors such as agriculture and tourism, which have high rates of selfemployment. On all the measures of economic activity and inactivity in Table 4.1, the strength
of Allerdale and Cumbria in comparison to the national position is clear.
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Table 3-1: Economic activity, inactivity, employment and unemployment rates (as % of
those aged 16-64), 2020
Allerdale

Cumbria

North West

Great Britain

Economic activity
rate

82.8%

80.3%

77.4%

79.0%

Economic inactivity
rate

17.2%

19.7%

22.6%

21.0%

Employment rate

80.0%

77.1%

74.0%

75.2%

Self-employment
rate

13.9%

13.2%

9.0%

9.9%

Unemployment rate

4.1%

3.9%

4.3%

4.7%

Source: APS, ONS, 2020. Note: shading denotes where the percentage performs better than the national average.

Table 3-2 demonstrates the variability in economic activity and employment rates between
broad age groups and highlights the performance of Allerdale and Cumbria compared to other
geographies. Across all geographies, those aged between 25 and 49 are both the most
economically active and have the highest employment rates. While those aged between 16 and
24 have the lowest rates of economic activity and employment, the employment rate for young
people in Allerdale and Cumbria exceeds that across regional and national comparators, with
64.9% of the 16-24yr economically active population in employment, compared to 52.2%
nationally.
Table 3-2: Economic activity and employment rates by broad age groups, 2020
Allerdale

Cumbria

North West

Great Britain

Economic
activity
rate

Employment
rate

Economic
activity
rate

Employment
rate

Economic
activity
rate

Employment
rate

Economic
activity
rate

Employment
rate

Aged 16-64

82.8%

80.0%

80.3%

77.1%

77.4%

74.0%

79.0%

75.2%

Aged 16+

58.2%

55.8%

60.1%

57.7%

61.7%

59.0%

63.5%

60.6%

Aged 16-24

72.8%

64.9%

72.7%

60.9%

59.8%

52.3%

60.6%

52.2%

Aged 25-49

91.9%

90.2%

88.6%

87.0%

86.5%

83.7%

87.6%

84.5%

Aged 50-64

79.2%

77.5%

73.2%

71.2%

72.2%

69.9%

74.4%

71.9%

Aged 65+

4.2%

!

8.7%

8.4%

8.9%

8.7%

10.8%

10.6%

Source: APS, ONS, 2020. Note: shading denotes where the percentage performs better than the national average.
! Estimate and confidence interval not available since the group sample size is zero or disclosive (0-2).

3.3.2

Qualifications

The proportion of the working population in Allerdale and Cumbria attaining level 4 qualifications
or higher is significantly lower than the national average – 28.2% and 38.1% respectively
compared to 43.1% nationally. Cumbria fares relatively well against the regional average
whereas Allerdale is roughly 10% percentage points lower. There are distinctly lower
proportions of population with level 4+ qualifications in younger working age groups of 20-24
and 30-39 than the national average – approximately by 15 percentage points in the case of the
former. This may reflect the trend towards there being a net outflow of younger adults with
higher end qualifications from the county. The incidence of level 4+ attainment for Allerdale is
generally poorer for older working age groups than Cumbria when set against regional and
national benchmarks – approximately 23% percentage points lower than Great Britain for ages
40-49 and approximately 10 percentage points lower for 50-64 years. The overall impact of
these trends is that the achievement of higher end qualifications among the economically active
population is one of the lowest in the country.
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Table 3-3: Proportion of the working age population qualified to NVQ level 4 or higher
Allerdale

Cumbria

North West

Great Britain

% with NVQ4+ - age 16-64

28.2

38.1

38.6

43.1

% with NVQ4+ - aged 20-24

!

33.5

32.1

34.1

% with NVQ4+ - aged 25-29

55.2

39.0

50.6

53.6

% with NVQ4+ - aged 30-39

42.1

48.2

48.2

53.9

% with NVQ4+ - aged 40-49

26.6

44.9

44.3

49.9

% with NVQ4+ - aged 50-64

28.9

36.7

34.9

39.4

Source : Nomis Annual Population Survey 2020

3.4

Deprivation – Education, Skills and Training

The highest incidence of education, skills and training deprivation (i.e. in the top 10% of LSOAs)
in Cumbria tends to be concentrated in and around the urban areas (reflecting broader
deprivation). This is not an exclusive picture, with significant non-urban areas of Allerdale, Eden,
Carlisle and Copeland districts exhibiting areas in the top 20% of education, skills and training
deprivation. Altogether, 22.8% of LSOAs in Cumbria are in the top 20% most deprived for
education, skills and training.
Figure 3-2 : Indices of Multiple Deprivation in Cumbria 2019: Education, Skills and
Training

Source: Indices of Multiple Deprivation, Mott MacDonald analysis
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8

Economy, employment and business base
Cumbria: Employment Composition and Key Businesses

There are three key groups in which sectors of the Cumbrian economy fall into. The first is those
sectors where Cumbria has significant specialisation. This is illustrated in table 3.4 as the
sectors and activities where the Location Quotient (LQ)2 is higher than 1, indicating that there is
specialism relative to the national average. An LQ much higher than 1 indicates a very high
level of specialisation. Sectors with relative degrees of specialism at the broad level (19 sector
classification) include agriculture, mining, manufacturing and food and accommodation services.
Of these, manufacturing contributes the most to the Cumbrian economy, accounting for 21% of
total GVA and 16% of Cumbrian employees. Cumbria has a well-established advanced
manufacturing sector, with major employers such as BAE Systems, Pirelli, Sellafield, Iggesund
and Ørsted linked to a considerable SME supply chain in the county. The productivity of jobs in
this sector is relatively high at around £68,000 GVA per job. Growth in manufacturing has
exceeded the national average since 2010, at 1.4% compared to 0.4% nationally. The high
GVA, high employment share and high growth indicates that this is an important productivity
and income generating sector for the Cumbrian economy and will continue to be so.
The mining and quarrying sector has a high degree of specialisation and high growth rates
since 2010, however the total number of employees in this sector is relatively low at 700
accounting for 0.3% of the total employees in Cumbria, and total GVA is also relatively low at
£41 million, again accounting for 0.3% of total Cumbrian output.
In view of the major tourist attractions within Cumbria such as the Lake District National Park,
and the reliance on the visitor economy, the accommodation and food services sector also has
a high degree of specialisation. This sector contributes around £642 million to the Cumbrian
economy and employs around 27,000 people, relatively more than national averages. While
growth in this sector in Cumbria has fallen slightly short of overall growth nationally, the sector is
still a significant contributor to the Cumbrian economy.3
The second group of sectors to consider are those which have high shares of jobs and growth,
below average GVA per worker but remain an important source of employment in the County.
Examples of these include human health and social work activities, where the GVA, at £1,026
million and employment share and growth are in line or below national averages, however the
sector still employs 31,000 people, the second largest employment sector across Cumbria.
The third important group of sectors are those which are currently underrepresented but are
seen as having growth potential and therefore are areas in which investment in innovation and
skills could be focussed. The energy, steam and air conditioning supply sector has seen
significant growth since 2010, at 11.6% in Cumbria compared to 1.9% nationally. Despite there
being less than 1,000 employees in this sector, it contributes £138 million to the Cumbrian
economy, making it one of the most productive sectors. Cumbria is a recognised centre of
nuclear and clean energy excellence, leading on major nuclear and energy infrastructure
projects and contributing towards economic growth not just in Cumbria but regionally and across
the UK as a whole.
The nuclear and clean energy excellence is contributing to a highly productive business cluster,
with industries ranging from the production of submarines to specialisms in offshore wind
technologies. Cumbria has a natural environment and geography advantageous to clean energy
and nuclear production. This includes the Cumbria Energy Coast initiative which is home to over
2

LQ is calculated by the proportion of total employment accounted for by an activity in the area divided by he corresponding proportion
at the national level

3

It is worth noting that he data referenced in this report is based on 2019 figures and herefore does not consider the impact of the
Covid-19 pandemic, particularly on sectors such as food and accommodation services.
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20% of UK windfarms, with growing potential for the Cumbria to be home to tidal energy
resources and the developing micro-hydro, biomass and other renewable technologies. These
clusters require skilled employees in order to function, and their continued expansion will drive
further need for high quality skills and education provision locally.
Table 3-4: GVA, employment share and growth, and productivity per industrial groups,
2019

B : Mining and quarrying

3,500

1%

2.04

0.0%

0.7%

£70,571.43

GVA per job

0.30

% of total
Cumbrian
employees

Growth since
2010 (Great
Britain)

2%

Growth since
2010
(Cumbria)

£247

Productivity

LQ (GB = 1)

A : Agriculture, forestry and
fishing

Employment
growth

Total
employees

Sector

Employees, 2019
LQ (GB = 1)

% of total
Cumbrian
GVA

GVA
(millions)

GVA

£41

0.3%

0.22

700

0.3%

1.67

4.3%

-0.2%

£58,571.43

£2,600

21%

21.08

38,000

16%

2.00

1.4%

0.4%

£68,421.05

D : Electricity, gas, steam
and air conditioning supply

£138

1%

0.45

600

0.3%

0.57

11.6%

1.9%

£230,000.00

E : Water supply; sewerage,
waste management and
remediation activities

£229

2%

0.15

1,750

1%

1.10

0.0%

2.3%

£130,857.14

F : Construction

£825

7%

2.39

13,000

6%

1.12

1.0%

2.2%

£63,461.54

C : Manufacturing

G : Wholesale and retail
trade; repair of motor
vehicles and motorcycles

£1,355

11%

0.71

39,000

17%

1.09

0.7%

0.5%

£34,743.59

H : Transportation and
storage

£553

5%

1.94

12,000

5%

1.03

3.7%

2.5%

£46,083.33

I : Accommodation and food
service activities

£642

5%

2.11

27,000

12%

1.48

3.2%

3.5%

£23,777.78

J : Information and
communication

£166

1%

2.48

3,000

1%

0.29

-1.9%

2.9%

£55,333.33

K : Financial and insurance
activities

£189

2%

0.29

2,500

1%

0.30

0.0%

0.4%

£75,600.00

£1,709

14%

9.05

2,500

1%

0.61

0.0%

3.4%

£683,600.00

M : Professional, scientific
and technical activities

£487

4%

1.60

14,000

6%

0.67

3.1%

4.1%

£34,785.71

N : Administrative and
support service activities

£367

3%

0.76

13,000

6%

0.62

3.3%

2.8%

£28,230.77

O : Public administration and
defence; compulsory social
security

£669

6%

0.69

11,000

5%

1.06

-1.1%

-1.7%

£60,818.18

P : Education

£545

4%

0.46

15,000

6%

0.73

-2.9%

0.4%

£36,333.33

£1,026

8%

0.87

31,000

13%

1.00

0.8%

1.5%

£33,096.77

R : Arts, entertainment and
recreation

£150

1%

0.24

6,000

3%

1.02

2.3%

1.2%

£25,000.00

S : Other service activities

£195

2%

0.31

4,500

2%

0.93

0.0%

1.2%

£43,333.33

L : Real estate activities

Q : Human health and social
work activities

Source: Business Register and Employment Survey 2010 and 2019
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Detailed Sector Analysis

A more detailed assessment of key sectors highlights their relative importance within Cumbria.
The two-digit level composition shows metal products manufacturing (encompassing a range of
engineering activities), accounting for over 4% of total employment compared to 0.2%
nationally, resulting in a location quotient of 18.8. Manufacture of transport equipment accounts
for a further 3.4% of employment and has an LQ of over 7.5. The more detailed data at 3 digit
level suggests that machinery manufacture dominates these activities, reflecting connections to
maritime, defence and nuclear industries and their associated demands for metal, machinery
and other engineered products. The remaining top three sector specialisations at 2-digit level
highlight the importance of the tourism, farming and food industries. Accommodation accounts
for 5.5% of total employment compared to 1.6% nationally, giving an LQ of 3.3 while farming
and food manufacture have LQs of 2.3 and 1.7 respectively.
Table 3-5: Top 5 2-digit employment sector shares for Cumbria against Regional and
Great Britain comparators
As a proportion of total
employees

Location
Quotient
(LQ)

Cumbria

North
West

Great
Britain

Cumbria:UK

24 : Manufacture of basic metals

4.20%

0.40%

0.20%

18.85

30 : Manufacture of other transport equipment

3.40%

0.80%

0.40%

7.54

55 : Accommodation

5.50%

1.60%

1.60%

3.32

01 : Crop and animal production, hunting and related
service activities

1.50%

0.40%

0.70%

2.25

10 : Manufacture of food products

2.10%

1.50%

1.20%

1.7

Source: Nomis, 2019

To further illustrate nuclear and maritime’s importance to Cumbria, Table 3-6 below illustrates
these activities in terms of sector share, absolute number of employees and their location
quotient. Processing of nuclear fuel in Cumbria is significantly over-represented, with the
estimated 10,000 employees accounting for all employment in this sector for Great Britain and
resulting in an LQ of 126. Similarly, shipbuilding and other floating structures (reflecting the
presence of defence and offshore activities) accounts for a further 8,000 employees and has an
LQ of approximately 44.
Table 3-6: Top 10 over-represented sectors in Cumbria by four-digit SIC code, 2019
% share of
employment Cumbria

Total number
of employees

% share of
employment North West

% share of
employment Great Britain

2446 :
Processing of
nuclear fuel

4.2%

10,000

0.3%

0.0%

3011 : Building
of ships and
floating
structures

3.4%

Four digit
SIC code

Cumbria : GB
Location
Quotient

126.28
8,000

0.3%

0.1%

43.92
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Four digit
SIC code
2211 :
Manufacture of
rubber tyres and
tubes; retreading
and rebuilding of
rubber tyres

3.5.3
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% share of
employment Cumbria

Total number
of employees

% share of
employment North West

% share of
employment Great Britain

0.4%

1,000

0.0%

0.0%

Cumbria : GB
Location
Quotient

31.57

Economy and Employment Composition - Conclusions

The sector composition figures show that Cumbria has a relatively diverse economy, with nine
key sectors that account for over two thirds of value added and employment in the County.4 It
further shows that activities with generally below average value added account for the larger
share of total employment and also contribute to high employment and economic activity rates.
Other sectors such as manufacturing and public administration/defence also employ high
numbers of workers and show relatively high worker value added. Within these sectors there
are several specialisms in nuclear, defence and maritime which underpin a large workforce both
directly and in terms of a specialist supply chain, such as in machinery manufacturing. However,
the relative dominance of tourism, hospitality, retail and social care activities mean that overall
productivity for Cumbria is below average.
3.5.4

Innovation Performance : Cumbria

Cumbria exhibits an ‘innovation gap’ within its business base relative to the rest of the UK.
According to the latest UK Innovation Survey (2016), innovation activity (as measured by the
proportion of firms that introduced a new or significantly improved product or service) shows a
considerable contrast around the country, with Cumbria is rated as having one of the lowest
proportions at 21% compared to a national average of 24%.
Cumbria’s large geographical area, coupled with weak internal connectivity, is potentially a
factor behind low innovation by limiting collaboration between technology and knowledge-led
business and other contributors to innovation. This is a similar issue affecting access to the
county’s pool of highly qualified residents, who are thinly spread across a large area with
relatively weak transport accessibility with the major employment clusters.

4

Cumbria LEP Sectors https://www.thecumbrialep.co.uk/sectors/
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Figure 3-3: UK Business Innovation Activity by LEP Area 2016

Source: UK Innovation Survey 2016 (utilising OECD definitions)

According to Cumbria LEP5 this innovation “deficit” is partly owing to there being a poorly
functioning innovation ecosystem in the county with R&D being concentrated in only a handful
of large firms and low levels of higher education-led R&D that is more likely to be disseminated
publicly and within the business population. Their analysis further adds while there is
considerable digital expertise among the business base such as and the use of advanced
robotic and software technologies in the nuclear sector there is a low presence of firms involved
in the development of digital applications.
3.5.5

Digital Connectivity

Cumbria has recently made great progress in rolling out superfast broadband which now covers
an estimated 94% of the county as a result of investment led by the County Council through the
Connecting Cumbria project. The coverage of ultra-fast broadband, however, is generally low
across the county with just 9.5% of business premises having access, compared to 57%
nationally. The Cumbria Digital Infrastructure Strategy has targeted 99% full fibre broadband
coverage for the county by 2025 compared to an estimated baseline of less than 6%. 4G
coverage across Cumbria has also improved significantly since 2017, as the Strategy notes, but
also remains very patchy in the countryside which particularly affects the county’s important
tourism and agricultural sectors.
The Coronavirus pandemic highlighted the importance of access to high quality and reliable
digital connectivity both for businesses and households. It has further accelerated the adoption
towards online trading by all types of businesses. The Cumbria business survey (undertaken in
5

Cumbria SAP Evidence Base 2019
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2020) showing that 75% of all business survey now host a website and 32% host a website or
social media profile which provide the ability to pay for goods and services.
The steady digitalisation of trading will naturally demand improved digital skills capability among
employees – both basic and advanced. Software innovations designed to harness digital
information for business management will also continue and consequently require more
advanced digital skills. This will be increasingly critical for productivity growth as more of these
gains are achieved through digital innovations. In the absence of digitally enabled population
there is a risk that Cumbria with its existing geographical and connectivity challenges will
disproportionately miss out on such advances.

3.6

Concluding Points:

● Cumbria has concentrations of employment distributed in both low productivity and high
productivity sectors but overall is below the national average in terms of GVA per worker.
● High productivity sectors are highly specialised in nuclear, defence, maritime and
engineering and are largely tied to Cumbria due to its locational and geographic
characteristics.
● There are significant concentrations of deprivation in the County, both within urban and more
remote rural areas with higher skills thinly spread geographically and not helped by confined
travel-to-work catchments.
● Demographic trends are leading to a declining workforce and overall a shrinking base of
higher end skills, with migration patterns worsening this trend.
● Cumbria’s key industries are highly dependent on level 4+ skills to sustain their expansion
including and promote greater innovation activity which is well below the national average.
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4 Supply and Demand for Higher Level and
Digital Skills - Evidence
4.1

Introduction and Context

Building on the above socio-economic baseline analysis, Mott MacDonald has drawn on a
variety of existing reports and databases, available both locally and nationally, to assess more
specifically the conditions and trends that are affecting the balance of higher-end skills
availability in Cumbria and which the Digital Accelerator - through providing digital skills training
- is seeking to address. The following research studies and their key findings have been cited
and/or extracted in this report to represent the evidence base that supports the need for the
Project:
● Cumbria LEP Skills Advisory Panel Evidence Base 2019
● Cumbria LEP Skills Report 2021
● Lakes College Labour Market Intelligence Report 2021
● Cumbria LEP Economic Profile 2020
● Cumbria Local Industrial Strategy 2019
● Cumbria County Council Business Survey
● Allerdale Borough Business Survey 2021
● UK Sub-National Population Projections 2018
It should be noted that the analysis mainly refers to indicators and trends for Cumbria County,
as this reflects the administrative boundaries on which data is collected and also the focus of
the LEP and other studies cited here.

4.2

Context

Cumbria’s size and unique geography presents challenges for ensuring there is adequate
accessibility between jobs and skills support. For example the evidence base highlights that the
residential location of persons with higher level skills does not match the location of higher level
skills roles and this problem is also apparent for lower level roles6.
This locational and accessibility challenge also has particular relevance for skills support. While
the skills expertise linked to particular sectors is often located close to those sectors, it can
present a challenge for young people, disadvantaged residents and those in work who tend to
be disparately clustered around the County to access skills support at a convenient location7. In
turn this results in a ‘hard to reach’ labour market for both employers and skills providers.
Hence, there is a case for more innovative approaches to providing skills support and
particularly overcoming the accessibility and inclusivity challenges that are arising around the
current structure of provision.
As highlighted by the Cumbria LEP evidence base, a fundamental and underlying challenge is
the currently low proportion of Cumbria residents with high (level 4+) qualifications, which is one
of the lowest in the UK. Figure 4.1 shows the percentage of economically active persons by LEP
area who hold level 4 qualifications and above. It shows that out of 39 LEP areas Cumbria ranks
7th lowest proportion of its workforce with higher end qualifications at 32% compared to an
6

As highlighted by the Cumbria LEP Evidence Base 2019

7

As highlighted by the Cumbria LEP Evidence Base 2019
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England average of 40%, with London LEP area exhibiting the highest share at 53%.
Furthermore The data masks the locational challenge for Cumbria in that its relative distance
from major urban centres means that the effective pool of higher level skills that can be
accessed is weaker than many areas with comparable figures.
The implication is that the stock of higher end skills in Cumbria, from which digital skills are
sourced, is increasing from a low base having shown little change in absolute terms over the
last decade. Although younger cohorts may be entering the labour market with a higher
prevalence of holding Level 4+ qualifications there is a significant gap to be addressed in light of
the growing broad-based requirement for higher end skills and also more specifically from
certain sectors in the Cumbrian economy.

Figure 4-1: Proportion and Number of Population in Cumbria attaining a level 4+
qualification by LEP area, 2018

Source: Cumbria LEP Skills Evidence Base 2019, drawing on Annual Population Survey data

The thin pool of available skills linked to level 4+ qualifications often results in employers having
to look beyond Cumbria to source the necessary staff. The situation is not helped by an
established net outflow of young people who are most likely to have attained level 4+ (including
digital/IT) qualifications. As highlighted by the LEP, Cumbria has a large outward migration of
persons aged 15-24 (in common with other relatively rural areas and ones where there is limited
higher education presence. Between 2014 and 2018, the cumulative net outward migration of
young people aged 15-24 is estimated at 4,050. Inflows of older age groups have exceeded this
outflow leading to a net population increase and tend to hold generally lower levels of skills
attainment.
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Figure 4-2: Cumulative Net-Migration by Age 2014-2018

Source: extracted from Cumbria Skills SAP Evidence Base 2019 (using ONS Mid-Year Population Estimates)

4.2.1

Higher Education Retention Rates

Local higher education institutions produce roughly 3,000 Cumbrian residents achieving
qualifications each year, but this is insufficient to cover the existing gaps and mismatches in
supply and demand, not least due to the out-migration of younger persons8. Data on the home
residence and study location of HE learners reveals that 27.3% of HE students who were
resident in Cumbria stayed in the area to study. This places the LEP area at 24th out of 38
(where 1 has highest proportion of home learners studying in the area they were resident in).

4.3

Supply of Skills: Workforce Trends

As highlighted in Chapter 2, Cumbria is facing an acute situation with regard to the size of its
future workforce. The existing demographic structure is highly tilted towards retired (over 65)
and pre-retirement (over 55) age groups – a trend which is growing steadily as net migration
figures show net inflows highest among the 45-54 and 55-64 years age groups. At the same
time migration pattern among the under 25s is strongly negative which is reducing flows into the
prime age workforce.
The implication of these demographic shifts over the next decade is that, by 2032, Cumbria’s
available workforce, even when accounting for the assumed increases in economic activity
rates, is projected to decline by approximately 16,400 (from a 2017 baseline). When combined
with employment demand and applying a ‘business as usual’ projection for a modest increase in
total employment over the next decade, this is estimated to result in a gap of approximately
20,000 vacancies across the economy by the early 2030s.
The increase in economic activity among older people, mainly those over 60 years (as is
assumed in UK government analysis) offsets the decline in core working age population by
around 10,000 people by the 2030s. This, however, is not guaranteed, given Cumbria’s current
above average economic activity rates. In the absence of this assumption the projected decline
in workforce and resultant gap would be even greater – up to 26,500 persons by 2032.

8

Based on findings from the Cumbria LEP Skills Report 2021
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Figure 4-3 : Cumbrian Labour Force projection using OBR Base Case assumptions

Source: 2021 Local Skills Report, Cumbria LEP

To underline the relative severity of the projected workforce dynamics faced by Cumbria,
comparisons with neighbouring districts, which are also rural in character and undergoing
similar demographic change, are not projected to record as large a decline over the next 20+
years. As shown in figure 4.4, the total population aged 16-64 years (i.e. working age)
population is projected to decline by approximately 10% in Cumbria compared to 6% in North
Yorkshire, 5.3% in Northumberland and experience a relatively marginal change in County
Durham and Lancashire. This is further in contrast to a projected 2.7% rise for the North West
region and 3.8% for England.
Figure 4-4 : Projected Changes in Working Age Population (2018-2043) – Cumbria v
Neighbouring Counties, North West & England
6.0%
4.0%

2.7%
1.0%

2.0%
0.0%
-0.3%

-2.0%
-4.0%
-6.0%

-5.3%

-8.0%
-10.0%
-12.0%

-6.1%

-9.8%

Source : ONS Sub-National Population Projections 2018
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Digital Skills – General and Specific Skills

The vast majority of jobs advertised in the UK today (over 80% of online postings9) demand
basic digital skills, including Microsoft Office packages such as Microsoft Excel and Word but
also familiarity with management software such as Oracle or SAP10. These are becoming a
mainstream requirement from employers and also help a person’s career prospects in that they
are commonly transferable from job-to-job. They are now called for across the full span of the
labour market and becoming integral to common occupational categories, ranging from entrylevel call centre workers to management and administrative roles, in addition to the more
sophisticated information technology and technical roles.
Specific digital skills complement the specific technical capabilities required for a job, such as in
programming or customer relationship management (CRM). These are also becoming
increasingly important for career development, achieving an above average salary and
insulating workers from trends such as increasing automation. Table 4.1 provides an overview
of digital skills types and applicable roles and occupations based on the UK government’s
recent ‘No Longer Optional’ report.
Table 4-1 : Overview of Types of Digital Skills and Occupations they are commonly
matched to
Digital Skill Type

Digital Skill Cluster

Description

Common Occupations

Baseline

Productivity Software

Productivity Software skills
such as Word, Excel,
Enterprise Resource
Planning, Project
Management Software
(SAP)



Administrative Customer
Service

Software & Programming

Programming Languages :
Java, SQL and Python





Programmers
Software Developers
Database Administrators

Computer & Networking
Support

Set up, support and
manage computer
systems/networks





Network Administrators
Software Developers
IT User Support Technicians

Data Analysis

Data Analysis tools l ke R,
Stata, Big Data, Data
Science






Management Consultants
Economists
Statisticians
Business Analysts

Digital Design

Digital Production, graphic
design, online advertising
skills



Marketing Associate
Professionals
Graphic Designers

Digital Marketing
technologies, such as
social media platforms
and analytics tools such
as Google Analytics



Machining and
engineering software and
tools such as CNC
machining and computeraided design





Specific

Digital Marketing

Machining &
Manufacturing
Technology






Sales and Marketing
Professionals
Marketing Associate
Professionals
HR Officers
Machine Operators
Civil Engineers
Quality Control and Planning
Engineers

Source: Derived from ‘No Longer Optional’: Employer Demand for Digital Skills, Dept for Digital, Culture, Media & Sport
/ Burning Glass, June 2019

9

No Longer Optional : Employer Demand for Digital Skills, Dept for Culture, Media and Sport June 2019

10

No Longer Op ional : Employer Demand for Digital Skills, Dept for Culture, Media and Sport June 2019
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For Cumbria there are challenges on several fronts, as it experiences growing requirements for
digital and IT skills from the higher technology specialisms linked to its local industry clusters
and more broadly in regular occupations reflecting underlying changes in the national economy.
At the same time it is experiencing greater workforce ageing than the national average, leading
to a lower concentration of level 4 and digital skills among the remaining workforce and, most
critically, a declining overall workforce pool. The headline projections, as highlighted by the
Cumbria LEP skills research summarise the scale of the challenge:
● Base case projections show a workforce gap of approximately 20,000+ positions to 2032
based on relatively modest assumptions for total employment growth
● When replacement demand is accounted for (as people leave the workforce) there is a
projected net demand for 54,100 jobs to be filled by 2030
● Current estimates suggest only around 3,000 young people will join the workforce each year
● A third of replacement demand jobs are expected to require level 4 or above qualifications
which is higher than the current share of such qualifications among the working age
population.
Chart 3.1 indicates how future job needs for Cumbria are expected to be comprised by
occupation to 2024 and what was demanded the previous five years. The analysis supports the
earlier point that demand will be concentrated in areas requiring higher end, and in a number of
roles, advanced IT capabilities as industries and workplaces become more digitised. The largest
net requirements are generally concentrated in management, technical and professional
occupations and will generally require level 3 and level 4 qualifications at the very minimum (up
to 54%). The LEP Skills Report 2021 makes the key point that as the economy changes, so will
the skills required of leaders and managers need to change, increasing the requirement for
developing digital leadership and management skills.
Chart 4-1: Projected Past and Future Occupation Requirement : Cumbria (2019-2024)

Source : Cumbria LEP Skills Advisory Panel Evidence Base Report 2019
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In Cumbria it is evident that that there are a number of business clusters involved in ‘cutting
edge’ technology that require highly specific digital and software skills such as coding, virtual
reality media (VRM) and robotics to name a few. The contextual issues affecting Cumbria, as
highlighted above, mean that while there is a broad challenge for meeting skills needs, the
ability to develop a pipeline of highly capable human resource that is suited to its specific
industry and business requirements presents an even greater obstacle. Without access to a
reliable skills pipeline that is resilient to wider demographic trends it will potentially limit the
expansion of fast-growing and higher value-added economic activities that are of growing
importance to Cumbria in closing the wage and productivity gap with the rest of the UK.

4.5

Digital Skill Gaps – Survey Evidence

This section highlights the research undertaken to identify digital skills needs and shortages
from recent survey work undertaken. The following survey sources are cited here:
● Lakes College Employer Skills Demand Intelligence Report February 2021
● Cumbria Business Survey (undertaken on behalf of Cumbria LEP) November 2020
● Allerdale Borough Council Business Survey (October 2021)
● Cumbria LEP Skills Evidence Base 2021
4.5.1

LCWC Skills Demand Survey February 2021

The variation and intensity of demand by specific digital skill clusters within regions and subregions is influenced largely by the industrial composition of the local economy. In Cumbria, the
relative size of the nuclear sector, the advanced manufacturing and civil engineering sectors (in
part related to the nuclear sector supply chain) play a significant role in determining the
prevailing demand for specific digital skills. Based on a survey of businesses undertaken by
LCWC (55 companies consulted) in February 2021 the following key skills sector needs were
identified:
● Nuclear sector - technical skills at level 4-6, civil engineers, civil site manager, quantity
surveyor, nuclear specialists, asset & facilities managers, electrical engineers, mechanical &
electrical design, control & automation.
● Construction – civil engineers, civil site managers, heavy civils & plant, quantity surveyors,
scaffolders.
● Engineering & manufacturing –management upskilling from level 4-6, support service
upskilling, safety, health & environment, technical short courses, lean manufacturing, digital,
food manufacturing, quality control, basic & advanced digital skills.
● Health & social care –digital, leadership, technical, managerial.
● Digital and IT – baseline digital, machining & manufacturing technology, computer aided
design, digital marketing, IT professionals.
● Business support – quality, marketing, social media, website development, higher
management.
4.5.1.1

Nuclear Sector

Nuclear power and its wider supply chain is critical for the Cumbrian economy. Sellafield Limited
operates a very large facility within West Cumbria which includes a number of legacy buildings
which require asset management to ensure compliance. All of these projects require highly
technical skills in the areas of infrastructure development, general mechanical and electrical
design work.
Specific skills demands highlighted by employers requiring digital capabilities include:
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● Electrical Power Technicians and Engineers - including transmission line operations,
substations and protection systems, instrumentation, control of power systems, clean energy
technology.
● Control and Automation (embedded in Foundation Degrees) - including remote handling,
adaptive control, intelligent autonomous systems and control networks/logic controllers.
● Mechanical and Electrical Design. 3D CAD & Modelling, Structural Analysis & FEA, Virtual
modelling and Thermo-fluid systems.
4.5.1.2

Digital and IT

Digital skills are not only required for high-skilled jobs. The coronavirus pandemic has only
served to reinforce the importance of digital connectivity. From obtaining the latest information
and health guidance, home working, education and learning, online access to ordering food and
supplies, staying connected to family and friends and to maintain supply chains. These
demonstrate the growing dependence on the ability to connect remotely across distance that
was apparent before the pandemic. It is expected that work patterns post COVID-19 will feature
more home working and flexible working.
Employers cited the following skills demands:
● ‘Baseline’ digital skills such as Microsoft Office, Teams
● Machining and Manufacturing technology
● Computer Aided Design
● Digital Marketing
● Apprenticeships for IT professionals
4.5.2

Allerdale Borough Council Business Survey

A survey of businesses in Allerdale (via the Borough Council database) undertaken for this
study further highlights recruitment issues and skills shortages across Cumbria. Although it
should be noted that this survey was subject to a low (<20) sample size count, the responses
with regard to digital skills indicate:
● 60% of respondents stated they had to recruit outside of Cumbria for staff with digital skills
capabilities
● 90% stated that their business would benefit from improved digital skills among their
workforce and the local population generally
When asked about the types of digital skills training that their business and workforce is in
greater need of, the largest proportion responded positively for data visualisation and analysis
and client relationship management (both 60%) followed by machining and manufacturing
(50%). Cybersecurity skills (20%) and digital design marketing (30%) attracted the lowest
positive responses.

100104495 | 1 | A | | November 2021

Page 129

Mott MacDonald | Workington Digital Accelerator
Feasibility Study

22

Figure 4-5: Experience of Shortages in Higher end Digital Skills among Allerdale
Businesses
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%
Data analysis Cybersecurity
Client
Digital Design Machining &
&
Relationship and Marketing Manufacturing
Visualisation
Management
Technology
(CRM)
Yes No
Source: Allerdale Borough Council / SQW / Mott MacDonald (note low sample size)

4.5.3

Cumbria Business Survey 2020

The Cumbria Business Survey is a wide-ranging periodical survey of business conditions in the
County undertaken every 3-4 years. On the subject of skills gaps, advanced IT and software
skills have been reported for the last two surveys (2016 and 2020) as the second largest skills
gap after technical and practical skills, accounting for 42% of firms who are currently suffering
skills shortages. Gaps in basic computer literacy or IT skills account for 31% of firms reporting
which has consistently been the fifth most cited skills shortage. Furthermore IT or computer
based skills are cited most often among those businesses suffering technical skills shortages –
accounting for 21% of respondents. The results are summarised in figure 4.6.
Figure 4-6: Top 5 Skills Gaps among Cumbria Businesses
70%
60%
50%

63%
59%
44%

42% 42%

40%

37%
34%

31%

39%

35%
33%
33%

30%

31%
28%27%

20%
10%
0%
Technical/practical
skills specialist to
sector

Advanced IT /
software skills

Management skills Problem solving
skills

2020

2016

2013

Source : Cumbria County Council / Cumbria LEP
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Recruitment Shortages

The Cumbria LEP Skills Advisory Panel evidence base 2019 identified a range of occupations
where recruitment is said to be challenging, table 4.2 highlights those roles which are most likely
to be dependent on IT and digital skills. In summary it shows specific shortages in a number of
roles in advanced manufacturing, a sector experiencing growing digitalisation of processes and
as noted previously, is a key sector of Cumbria’s employment base. Other relevant roles are in
civil engineering involving structural analysis/design, nuclear safety and decommissioning and
agri-technology.
Table 4-2: Sectors and Roles highlighting recruitment shortages most likely to require
Digital/IT capability
Sector

Role

Advanced Manufacturing

Production & Process Engineers;
Control & Automation inc. intelligent autonomous systems;
Mechanical and Electrical Design. 3D CAD & Modelling, Structural Analysis & FEA,
Virtual modelling

Construction

Civil Engineers including structural analysis and design;
Building site management & project management;

Clean Energy

Nuclear safety case design;
Decommissioning technologies

Rural Sector

Agri-tech. technicians

Professional Services

Purchasing, IT, Quality Control, Project Managers,
Asset & Facilities Managers - including asset performance and analysis, asset
management & sustainability

4.6

Concluding Points:

Drawing on the evidence base and analysis set out above the following concluding points can
be made regarding the supply and demand of higher end and digital skills in Cumbria
● A long term trend of a declining workforce exacerbated by a growing concentration of
population in older and pre-retirement age groups.
● Low levels of higher end level 4+ skills among the existing workforce including digital skills
exacerbated by cohort effect of lower IT/software capabilities in the older population and a
net outflow of younger cohorts with higher end skills.
● Changes in the broad economy are increasing demands for IT and digital skills across a
range of conventional occupations (e.g. management and technical) which are among the
top future occupation requirements cited by Cumbria employers.
● There are high-value specialisms and industry clusters unique to Cumbria that are
experiencing a shortage of highly skilled staff with digital capabilities, reflecting its
accelerating use within technical and science-based occupations.
● Cumbria businesses consistently cite IT and digital skills among their largest skills gaps
including data analysis and visualisation, customer relationship software, computer aideddesign and machining technology.
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5 Stakeholder Consultation
5.1

Introduction

Mott MacDonald consulted with key organisations and individuals involved in skills policy in
Cumbria and the provision of digital training to assess their views regarding the proposed Digital
Accelerator. These were conducted via online calls and included representatives from Cumbria
Local Economic Partnership and institutions such as Energus (who provide high-end corporate
training in areas such as cybersecurity).
An employers’ breakfast workshop was also held at LCWC involving technology-oriented
businesses to understand their current digital/IT skills requirements, current shortages in these
areas and their views towards how Digital Accelerator can address these gaps as well as its
overall remit. Representatives from ten employers attended the meeting including Par Systems,
TSP Engineering, VIZFX, Createc ENERGUS and Atkins engineering.
This chapter summarises and highlights the feedback and key messages arising from those
discussions with stakeholders.

5.2

Digital Accelerator: General Points

There is a genuine need around industry specific skills at the higher level, which is what the
Digital Accelerator should target. It also aligns well with the Local Industrial Strategy and Local
Skills Plan, which also highlights specific gaps in digital capabilities. The concept behind a
specific facility is that employers can utilise it when they want, where they can tailor courses or
programmes to meet a demonstrable need. They would also have access to a large enough
space that is not constrained by a town centre site. Currently there is no such facility offering the
flexibility for industry specific or employer led courses which are having to be sourced from
outside the County by many of Cumbria’s most productive businesses.
There are eight sector skills plans that have been drawn up by the LEP and all of them
highlights higher level digital skills as a key priority for training and skills policy. It reflects the
growing demand for digital skills capability generally across the economy but also in key sectors
for Cumbria. For example, in engineering where there is an increasing role of IT in design.
Currently firms have to go outside the County to access that training for their staff or indeed the
capability. It is a similar example with coding - companies have to send people out of the area
for training, which given the demand is unacceptable when it can be catered for it here by
combining the existing resources, thus preventing that drain.
It was highlighted that digitalisation of business and commerce has continued apace, with this
trend being accelerated by the pandemic and associated lockdowns (i.e. much greater demand
for online sales). It is an established trend that will only grow further in terms of purchasing and
web-based interactions. It will create demand for digital skills in terms of (1) the capacity for
employers and their staff to harness digital tools for managing their business (e.g. data
visualisation and manipulation); and (2) growing dependence on high quality broadband
connectivity across the County to enable communities to access goods and services.

5.3

Type and range of digital skills and applications cited by businesses

Employers were asked to highlight the type of skills and digital applications that they currently
require for their employees, as summarised below:
● Specialist software knowledge such as CAD / Cyber Skills
● Cloud services / security skills requirement including aspects such as governance, risks
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● Engineer of today’ – digital is a tool to support engineering
● Live streaming the future of digital engineering - seems all quite unique but widely used
● Digital software tools to make life easier as an engineer
● Hololens - Microsoft augmented reality software
● Autodesk - new upgraded AUTOCAD for ‘design and make’ technology
● Document control specific software
● AMTEC for electrical Design
● Engineering: metrology measurements
● Tracker Arm - laser camera / scanning equipment
● Degree apprentices in engineering but working within the digital education team
● Networking, Software, Application Development, Virtualisation, Senior cloud based,
Migration of exchange, Azzure, Excel courses, Problems solving, Basic IT / Computing
● Modelling, coding, programming, virtual reality, robotics, digital asset management, Igloo
(360 degree immersive technology) artificial intelligence development and training
● Level 4 Digital Apprenticeships are not available in the area – required to meet skills gaps
● Higher apprenticeship standards to enable training and development of specialist software
● Bitesize professional digital skills courses
A large proportion of the responses highlight the specialist nature of the software and
applications that are in use in local engineering and manufacturing businesses. Representatives
highlight that such applications are generally not covered in existing digital and IT course
programmes, putting much greater dependency for on-the-job learning which is not necessarily
easy to resource particularly for SMEs.

5.4

Current Provision

Existing training facilities such as Energus tend to be more universal institutions in their course
provision and do not have the capacity or physical space to run a more flexible space that is
targeted towards specific employer needs. It is however envisaged that training experts from
Energus or Gen II could be directly involved in the planning and provision of training courses at
the Digital Accelerator under the ‘hub and spoke’ concept. There is an opportunity to create a
‘centre of excellence’ for developing digital skills capability in Workington – with LCWC and
other institutions working together to develop that base of expertise. In the medium to longer
term it would have the potential to address broader and more deep seated gaps such as digital
poverty.
In the case of specialist CAD or cyber courses, these can be found online but face-to-face
provision tends to be located out of the area and some distance away (e.g. Southampton or
Leeds). There remains a need for face-to-face courses in West Cumbria. Existing employees
who need to keep up with emerging applications tend to upskill themselves on the job, but only
to what they need to know and don’t have access to more formal, specific training.
The University of Manchester and Salford (Media City) are sponsored by large businesses such
as Amazon / Vodafone / Azzure. This could be replicated by large technology employers who
are based or have investments in Cumbria to sponsor digital skills training and education,
particularly in tailored or niche applications as those highlighted above. There remains a lack of
collaboration between training providers and business to fill gaps in and complement existing
provision, but currently there is no dedicated site to operate as a host for such ventures.
There is insufficient time for SMEs to train new staff on a mix of applications and it is preferred
that they have some hands-on experience, which is difficult given the specialist nature of the
technology. Current technology training provision tends to be too general and not the kind
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required. For example, mechanical design courses, while providing a useful grounding can be
quite far away from businesses’ relatively niche requirements. The Accelerator is a helpful
proposition by addressing specific needs and hopefully serving to create that pipeline of talent.
Employers currently have to navigate a relatively complex web of business support that is
available, and often it is a case of them having the time and resource to ‘network’ with providers
and contacts to locate the most appropriate support. The Digital Accelerator proposal must be
clear about the provision and services that are on offer and what the expected outcomes are
likely to be. This is to ensure it does not duplicate or overlap with existing programmes such as
offered through existing digital initiatives.
There may be difficulties in navigating the current business and training support system but
there is also a need to be wary about passing up the opportunity to create something different
and unique at Lillyhall - about developing a ‘campus’ specifically for the delivery of higher-end
industry specific digital skills to meet a defined need. And one which involves working directly
with employers to find the best route through which to shape and deliver that training.

5.5

Recruitment and Staff Shortages

Shortages of workers with high-specification digital skills were consistently cited, resulting in
efforts to recruit outside of Cumbria and much further afield. Stakeholders generally highlighted
the demographic situation where ageing and retirement rates in the workforce and Cumbria’s
relative geographic remoteness being a limiting factor on the available skills pool, and even
more so for specialist digital skills. There were regular references to the need to build and retain
a pipeline of talent for a range of applications used by local firms and helping Cumbria to
become more self-sufficient in meeting specialist needs.
One company specialising in robotics (and serving the nuclear industry among others) cited that
they consistently have to recruit from outside the county for specialist expertise, and as an SME
does not have the resource to run large graduate programmes. It recently set up an office in
Oxford just to enable it to engage with a larger pool of graduate talent. Naturally there is then
the hurdle of getting young people to consider re-locating to Cumbria to be overcome, not
helped by a perception issues regarding opportunities in the county and a lack of awareness of
the kind of industries that are situated here. The Digital Accelerator proposal is expected to help
considerably by boosting that pipeline of local talent with fewer issues to deal with in terms of
perception. It may also be an opportunity to showcase some of the hi-tech specialisms that are
based in Cumbria and raise general awareness of the kinds of occupations and opportunities
that are available in digital.
Retaining talent in the local area has, to some degree, become more difficult since the
pandemic, as there is greater hybrid working allowing workers to reach job opportunities
nationally and globally. Hence its impact on skills gaps has worsened, if anything. In addition
generally more competitive wages paid for higher end specialist digital skills outside of Cumbria
- up to £75k p.a. as a starting wage – add to the skills drain. It all results in an ongoing scarcity
of the right human resource which affects a business’s succession planning and consequently
its ability to grow.
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6 Option Appraisal
6.1

Development of Options for the Digital Accelerator

LCWC was invited by the Towns’ Deal Board to ‘optioneer’ the Digital Accelerator in
collaboration with skills representatives from Cumbria LEP. Table 7.1 below summarises an
overview of the process, the rationale, and the preferred options.
Table 6-1: Summary of Proposed Options, Pros and Cons for Digital Accelerator
Model

Benefits

Limitations

1.

Freestanding new build/
modified building housing
the Accelerator

- Defined, discrete presence
- Bespoke,
consistent messaging, livery
and promotion

- Budget available
- Management, overheads
and running costs,
servicing
- Sustainability

2.

Online mode only –
no physical presence

- Reduces/ removes need for
capital spend on estate and
building
- Enables reach beyond
geographical estate
- Encourages flexibility and “24/7
access”
- Reduces overheads and
operating costs

- Lacks a physical location
to house specialist kit and
equipment
- Consistency of experience
- Potential ongoing cost of
promotion

3.

Hybrid Model, based at
Lakes College

- Provides balance between the
benefits of an identifiable, high
quality physical presence
with the access bility of online
access and support
- Lakes College manages
and maintains the facility,
providing sustainability
- Existing and emergent
partnerships can be leveraged to
add impact and value
- Opportunities to promote to the
thousands of learners and
employers engaged by the
college
- Lillyhall is accessible and has
good links and proximity to other
training locations

- Challenges in promoting
the Accelerator as a
discrete Hub within Lakes
College

6.2

Preferred
Option

PREFERRED

Analysis of Options

With the budget available (£1m), a new, discrete, bespoke building to house a specialist centre
to support higher level digital skills development is not deemed feasible. Similarly, an entirely
remote or online delivery/learning mode is unlikely to suite all learners across the spectrum of
qualifications, training and skills development. The preferred solution as summarised below
provides an ideal balance between capital investment in a well-equipped and resourced digital
skills training accelerator with online access and support. This is referred to as a “hybrid model”.
The budget does not support a network of accelerators located across the district.
Consequently, the proposed solution is based on the Accelerator having a physical presence in
repurposed and suitably resourced facilities at Lakes College, with the college extending
already established links by way of the “hub and spoke approach”. For example, the existing
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Cyber Skills facility at Energus is expected to be remotely connected to the Accelerator, with
sharing of specialist equipment, training and provision enabled. Potential collaborations
connected to the digital theme to add value include the Cumbria Institute of Technology – this
proposal includes a Hub at Lakes College supporting the development of digital skills for
engineering and wider STEM subjects across West Cumbria and wider Cumbria. It is
anticipated that these partnerships will serve to enhance and extend the impact and value
added by the Digital Accelerator for Allerdale.
6.2.1

Hybrid solution

The hybrid approach located at LCWC ensures that the available investment is directed towards
providing the best appropriate physical resources, environment, technology, equipment, and
staffing support within the Accelerator ensuring it can deliver its outputs and outcomes
(summarised below) whilst minimising the capital required to build new premises. LCWC will
develop, maintain, manage and promote the Accelerator, and with partner support develop and
deliver the range of qualifications, education and skills development for digital skills needed by
the district.
This approach:
● reduces the overheads and running expenses incurred by the Accelerator
● enables LCWC to access its funding contracts to support training where appropriate
● harnesses the wide-ranging partnerships and employer contacts LCWC has established over
many years
● will be staffed, resources, services, developed and promoted by LCWC staff and partners
● LCWC will drive income streams via existing funding contracts, government skills funding
and initiatives, and where appropriate by charging fees, ensuring the Accelerator covers its
operating costs and is sustainable.
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7 Funding and Operating Model
LCWC operates as a heavily regulated but independent college of Further Education and
Higher Education. It is an incorporated institution of long-standing, governed by an autonomous
Board of Governors and subject to Charity Law. The Board is responsible for the mission and
purpose of the College, and scrutiny of the college executive and its performance. The college
is currently designated as a private sector institution and is part of the wider FE College sector
in England. It operates a range of funding contracts with full cost recovery work. The basic
business model is that it provides training and courses that attract enrolments and therefore
income, which in sufficient numbers covers our fixed and variable costs. The College is a notfor-profit entity; however, it aims to generate surpluses which are in turn invested in the
maintenance, development and sustainability of the College.
It is anticipated that funding for the operation of the Digital Accelerator (DA) facility will be
generated from several sources within LCWC’s existing funding contracts and activities,
summarised in table 8.1.
Table 7-1 : Summary of Funding Streams available for Digital Accelerator
Type of Training

Example

Funding Source

16 -18 year olds full and part time
regulated FE qualifications

BTEC Level 3 Diploma in IT

ESFA funding contract

Higher Education regulated
qualifications including degrees

Coding Institute Software
Development Diploma
HNC/D computing
Degrees in IT, computing and digital

HE fees and loans

Apprenticeships

Advanced and Higher qualifications
and/or skills development in
computing, IT and digital

Apprenticeship levy

Aged 19+ regulated qualifications full
and part time

Networking technician; software
engineer and technician; Digital
marketing and communications

Adult Learner Loans

Qualifications approved and funded for
19+ learners

Entitlement for essential digital skills

Adult Entitlement

Employer-specific training and skills
development

VR; Design and modelling; 3d
Autocad

Full cost recovery from employers

Training and skills development
recognised within funded projects and
employment-related contracts

Digital skills for the workplace

Various specific project and/ or
contracts for delivery e.g. strategic
development fund; Restart
programmes

7.1
7.1.1

Operating Model
Training Throughput

Training forecasts in table 8.2 are indicative and based on lower end of expectations. The
course offering will involve a mix of core ‘full fat’ qualifications such as HND and degree and
specialist digital education and training which will be led by LCWC teaching resource and
external employer and institutional partners. It should be noted that over the 5 year period, the
curriculum and training offer will develop and expand in line with market needs and
developments in the digital sector. By year 5 the project is expected to host approximately 250
course participants annually.
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Table 7-2 : Forecast Volumes of Course Enrolment – Digital Accelerator

Volumes PA aggregated by Year
Market

Courses/ Training examples

1

2

3

4

5

1.

HNC Computing

8

10

14

18

22

HND Computing

6

10

14

16

20

Software development/ higher
level coding

6

8

12

16

20

6

8

12

Virtuality Reality – simulations,
environment design and object
modelling

10

14

30

36

40

3D Auto Cad

10

18

24

26

28

Robotics and remote
manipulation/ handling

8

14

24

26

28

Social media and
communications

10

12

14

18

22

Data analysis and modelling

6

8

10

12

14

Computer essentials

18

20

30

36

44

82

114

178

212

250

Higher Skills Qualifications

BA Hons Computing
2.

3.

Employer
responsive
Higher Level
training
(employees)

Adult Digital
Skills

Digital design and marketing
Computer science
Coding

Totals
Source: LCWC

7.1.2

Revenues

As a general FE and HE college, LCWC has long standing funding contracts in place with
various government backed funding streams e.g. Education and Skills Funding Agency (ESFA);
Office for Students (OfS), Student Loans Company and Apprenticeship Levy via employers and
IfATE (Institute for Apprenticeships and Technical Education). In addition, the college has
access to various schemes, contracts and incentives linked to defined education, qualifications,
skills development and training activity, which includes digital skills provision. Relationships with
employers based on full cost recovery and contracts with government departments for delivery
within funded projects and contracts e.g. Restart - work and employment. It is planned to
generate income across the range of funding streams summarised above.
The college is subject to internal and external scrutiny linked to its funding contracts with various
government and public bodies, including ESFA and the OfS, and is subject to legislative
relations and instruments via the Department for Education. Quality is regulated by Ofsted, the
OfS, QAA and via various kite marks and standards e.g. ISO.
As part of ongoing operations, asset management and development of its resource and estate,
it is planned to operate, manage, sustain and enhance the Digital Accelerator over time within
the College’s overall strategic plan. This is based upon recruiting students, apprentices,
employees and members of the public to a wide and developing range of qualifications, training
and skills development as summarised in the table above. Such enrolments attract income
dependent upon the nature and level of the training and enrolment.
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Costs

7.1.3.1

Capital Costs

Table 7.3 summarises the capital expenditure estimate for the project which supports the £1m
public funding ask. The funds are expected to be spent entirely in the financial year 2022/2023.
Table 7-3 : Summary of Capex Breakdown for Digital Accelerator
Description

£

Reconfiguration of estate into the Hub

320,000

Furniture and refurbishment

55,000

Hardware purchase and software licensing

240,000

Networking upgrades

85,000

Professional fees and contingency

130,000

VAT

166,000

Total

£996,000

Source: LCWC

7.1.3.2

Operating Costs

The standard direct running costs and overheads of the Digital Accelerator will be covered by
the operating revenue in accordance with normal business practices. This is predicated on
developing and delivering an offer well matched to local digital skills needs, and a volume of
activity within a business plan that enables a break-even point of enrolments and therefore
income. This business plan subsequently leads to generating a surplus based on volumes. This
surplus enables LCWC to enhance, develop and maintain the Accelerator over the medium to
long term. This is a simplified description of the existing standard operating model.

7.2

Proposed Staffing and Management Structure

LCWC is managed by an Executive Body comprising: Principal and CEO; Deputy Principal and
FD (both of whom are Senior Postholders) and an Assistant Principal. This structure will be
responsible for the overall management and governance of the Digital Accelerator as it will
operate as an internal facility to Lakes College. Management are supported in matters of
governance by a Clerk to the Corporation.
Also, the Accelerator will draw on the existing teaching expertise in the areas of business,
digital/IT and design as well as external expertise where courses and provision will be more
specifically targeted to employer skills requirements. Furthermore it will have access to the
College’s established support and marketing functions, such as in finance, HR, IT and
marketing.
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Figure 7-1: Management and Staffing Organogram for the Digital Accelerator

Source: LCWC
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8 Conclusions
The Workington Digital Accelerator is designed to meet industry specific needs for higher end
qualifications and training in digital and IT skills in West Cumbria and the wider county,
reflecting the presence of economic sectors that are vital to supporting local jobs and income
and are also unique to the location. Cumbria is dealing with a long-standing drain of higher
qualified, mainly younger workers from the county and an inflow of older people who are near
retirement or lacking the necessary skills to support the technical and practical needs of
specialist sectors in nuclear, maritime and advanced manufacturing and engineering. These
trends are projected to continue given the current demographic and labour market structure,
leading to an estimated workforce shortage of over 20,000 by 2032.
Rapid developments in digital technology are creating challenges for businesses to maintain
capability of their existing staff and generate an adequate pipeline of talent that will enable them
to harness the growing demand for digital applications across the economy. For Cumbria, these
challenges are even greater due to local nuclear and engineering sector demands that are tied
to the area, and also due to the prevailing workforce trends which are comparatively more
severe than in surrounding rural counties.
Local employers consulted for this study highlight ongoing shortages in advanced digital skills
and consistently have to recruit outside Cumbria to meet their business needs. They highlight
that the available provision and courses are not keeping pace with advances in digital
technology and its uses within the workplace. Many businesses are SMEs and do not have the
resources or time to implement practical training programmes for new and existing workers.
Surveys undertaken on behalf of Cumbria County Council and Cumbria LEP find that advanced
IT skills are consistently among the highest rated skills shortages among the workforce.
Employer surveys by LCWC further highlight that machining, customer relationship
management and coding are among the specialist digital skills capabilities that are consistently
required.
LCWC, as sponsor of the Digital Accelerator within the Workington Town Investment Plan has
proposed a digital skills facility that is proposed to be hosted within a re-purposed space in the
College. As a partner and operator of similar projects (such as the National College for Nuclear
and Construction Skills Centre) LCWC have a demonstrated a track record in delivering
specialist education and training facilities within new buildings or re-purposed space. The Digital
Accelerator will dock with neighbouring training institutions including Energus and the Cumbria
Institute of Technology to combine resources and expertise to develop specialist courses that
will be focused on meeting local industry requirements.
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Executive Summary
i.

This Full Business Case (FBC) presents a case for the Workington Townscape & Connectivity
Measures (TCM) project, part of the Towns Deal programme, and one of six projects enshrined in
the Workington Town Investment Plan.

ii.

The funding ask of £4m from the Towns Fund (2020/21 to 2025/26) will help deliver three
strategic schemes, providing revitalised public realm, giving pedestrians priority and creating a
more-welcoming town centre environment for Workington. It will also contribute towards wider
inter-urban connections between the retail core and key hubs (railway station, heritage zone,
Hall Park) whilst aligning with other proposed Town Deal projects.

iii.

Improving the town centre experience, whilst linking up with the proposed Innovation Centre
and Sport Village projects, will help stimulate an increase in overall footfall, dwell time and local
spend, thus acting as a catalyst for attracting further investment into Workington.

iv.

The TCM project will deliver the following outputs:

v.

vi.

•

1. Legible Workington - Station Road Connectivity: Improved connectivity and
wayfinding for pedestrians and cyclists from the railway station to the heart of the town
centre (Murray Road) and to other key areas within Workington (the heritage area and
Hall Park).

•

2. Murray Road and Gateway: A new gateway to the retail centre will be created
alongside improved public realm and green infrastructure enhancements

•

3. Central Way: Pedestrian priority treatment plus flexible space for community events
and markets, new street furniture and green infrastructure

•

2,733m2 of enhanced public realm and 538m of upgraded pedestrian paths

•

Uplifts of between 4%-7.8% in walking rates across the retail core (Central Way & Murray
Road)

•

Land Value Uplift benefits for 94 commercial and 16 residential properties

•

32 temporary full-time equivalent jobs during construction phase

The £4m investment will realise £14m in economic benefit over the appraisal period (2021
values), representing a high return on investment. It will also deliver less readily monetisable
benefits including:
•

Wellbeing associated with active travel and healthier lifestyle

•

Journey ambience

The TCM proposals align with both national and local level policy objectives and is timely given
the ongoing opportunity to capture recent shifts towards active travel behaviours brought about
by the pandemic. It specifically responds to the following needs in Workington:
•

Negative and outdated image, affecting how people perceive Workington: tired
public realm undersells Workington and is inadequate for pedestrians. Upgrades will be
critical to maximising benefits of the investments to transform the town into an inviting
and attractive location.
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•

Poor intra-urban connectivity: travel between different areas is difficult, partly due to
level changes, but wayfinding is limited. These issues are exacerbated by vehicular
dominance outside of the core retail area.

•

Maximising the town’s leisure and retail opportunities: There is considerable scope
to increase visitor numbers through improvements to public realm and wayfinding,
which will improve visitor experience and accessibility to Workington.

•

Post-pandemic recovery: Workington’s cultural, retail and leisure economy has been
particularly hard hit by the pandemic. Improvements to the public realm will return
investor confidence whilst changing working habits and embracing localism will create
opportunities to attract and retain more people to the area.

•

Long-term environmental sustainability: Investment in green infrastructure, walking
and cycling improvements will encourage sustainable travel and reduce carbon
emissions supporting the UK Net Zero commitment.

vii.

The TCM project also links with Workington’s emerging Local Walking and Cycling Infrastructure
Plan, for which significant consultation has been undertook both by Cumbria County Council
and WSP, and has synergies with wider strategic programmes, such as the Hadrian’s Wall
Cycleway project.

viii.

Key market failures to be addressed by the TCM project are as follows:
•

Public Goods: proposed public realm enhancements will not be provided by the private
sector, particularly given low local land prices, limited opportunity for developer
contributions and no profit incentivisation. Public realm is non-excludable and nonrivalrous, meaning anyone can benefit from the provision of public realm and benefits
to one person do not reduce the benefit for others.

•

Investor Confidence: existing public realm in the town centre undersells Workington as
a primary retail hub and creates a negative perception of place. Lower footfall and dwell
time may discourage private sector investment, increase retail vacancies and reduce
land values. Generating improvements to visitor numbers and expenditure
demonstrates the opportunities for growth in Workington.

•

Information Failure: Workington is constrained by the somewhat negative and
outdated perceptions as a place. Poor public realm and lack of green infrastructure does
not highlight the strengths or reflect its quality-of-life offer.

•

Connectivity: the existing network is designed for vehicular movement. Whilst the bus
station is located on the periphery of the retail core, poorer intra-urban connections
from/to the railway station limits the extent to which this is incorporated into the overall
transport offer in Workington.

•

Positive Externalities: greater intra-urban connectivity and pedestrian priority leading
to an improved experience makes Workington more attractive, driving up dwell time and
spend. Improved health and low-carbon outcomes can also be met through better
pedestrian priority and improved cycle links, which would generate economic and social
benefits for local people.
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1. Introduction
1.1

In September 2019, the Government invited 101 places to develop proposals for a Town Deal, as
part of the £3.6 billion Towns Fund, part of the Government’s plan for levelling up the UK
economy.

1.2

The overarching aims of the Towns Fund are to drive the sustainable economic regeneration of
towns and deliver long term economic and productivity growth through:

1.3

•

Urban regeneration, planning and land use: ensuring towns are thriving places for
people to live and work, including by: increasing density in town centres; strengthening
local economic assets including local cultural assets; site acquisition, remediation,
preparation, regeneration; and making full use of planning tools to bring strategic
direction and change.

•

Skills and enterprise infrastructure: driving private sector investment and ensuring
towns have the space to support skills and small business development.

•

Connectivity: developing local transport schemes that complement regional and
national networks, as well as supporting the delivery of improved digital connectivity

The Workington Town Investment Plan (TIP) prospectus1 establishes the vision for the town:
“Workington is a vibrant and well-connected commercial, civic and community hub for West
Cumbria, loved by residents and visitors. Its prosperity is being built on a manufacturing
renaissance, clean energy and a thriving town centre, powered by its skilled workforce and a
dynamic mix of large and small companies. The town offers everyone a wealth of cultural, leisure,
sporting and recreational activities. The town centre is home to new residents, businesses and
social enterprise, as its attractive natural setting, built heritage and accessibility is increasingly
recognised across Cumbria and beyond. Workington is a safe, healthy, affordable and sustainable
community that offers opportunities for all”.

1.4

Underpinning the vision is a Strategic Framework that has identified a series of long-term
priorities setting out areas for action over the next ten years grouped around four thematic
intervention areas:
•

Diversifying the economy and clean growth

•

Building an enterprise culture

•

Attracting and developing the workforce

•

Revitalising Workington

1.5

Two cross-cutting themes have also been identified including ‘Promoting Workington’ and
‘Delivering Inclusive Growth’ to ensure all future investment is geared towards long-term
sustainable and inclusive economic growth.

1.6

The TIP details six projects to the Towns Fund, including the Townscape and Connectivity
Measures (referred to henceforth as the TCM project/scheme/measures). TCM and the other five

1

https://www-cloudfront.allerdale.gov.uk/media/filer_public/cd/34/cd34231c-5652-4683-a626b0b69d61e79e/workington_tip_v5.pdf
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projects have now received a funding allocation and their delivery will allow Workington to fulfil
its potential. The other projects are:
•

Innovation Centre and Co-working Space: Situated just to the south of the TCM scheme
on Central Station Car Park and linked via the Oxford Street underpass, the Innovation
Centre is a proposed flexible office space for start-up and growing businesses in West
Cumbria, as well as a high quality co-working space for local knowledge workers;

•

Workington Sports Village: Situated next to the River Derwent and to the north of the
TCM scheme, this aims to build on existing and proposed sports and leisure facilitates to
create a multi-purpose sports village;

•

Port of Workington: The Town Fund offers the opportunity to enhance the role the port
plays in the local economy by bringing forward new development land;

•

Digital Skills Programme (Lillyhall): The project will be an investment in a high-quality
skills cluster within existing facilities to provide Workington new and improved learning
space within which higher level, specific digital skills will be delivered;

•

Central Pocket Park: Proposed provision of a pocket park on the former Opera House
site, as part of a wider longer-term redevelopment of the Town Centre.

TCM Project Background
1.7

The TCM project is seeking £4m from the Towns Fund as a capital investment to deliver high
quality public realm, enhanced urban connectivity and green infrastructure across Workington
town centre, focusing on the key corridors. The £4m represents the total capital investment.

1.8

The project will enhance the look and feel of Workington’s town centre and retail core by creating
more a welcoming and improved public realm, giving pedestrians better priority and improving
intra-urban connections between places within the town centre. By improving the experience of
spending time and access to the town, footfall, dwell time and local spend will increase, acting
as a catalyst for further investment.

1.9

The TCM project is formed of three interlinked schemes as shown on Figure 1.1, each of which
are described in further detail below.
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Figure 1.1 Workington TCM - Intervention Locations

Source: Workington Town Deal Prospectus + WSP additions

Project Intent
1.10

1.11

This report establishes the case for investment for funding from the Town Deal programme to
support the TCM project. The investment objectives are to:
•

Deliver public realm improvements to enhance the town centre experience for visitors
and residents, increasing dwell time and economic activity;

•

Improve the navigability (access and movement) of the town centre, driving footfall to
the main retail area and improving linkages from the railway station and bus station; and

•

Reduce car journeys through improvements to the walking and cycling offer.

The three interlinked schemes are as follows:
◼

◼

1. Legible Workington - Station Road Connectivity: Improving connectivity and
wayfinding for pedestrians and cyclists from the railway station to the heart of the
town centre (Murray Road) and to other key areas within Workington (the
heritage area and Hall Park).
2. Murray Road and Gateway: A new gateway to the retail centre will be created
alongside improved public realm and green infrastructure enhancements
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◼

1.12

3. Central Way: Pedestrian priority treatment plus flexible space for community
events and markets, new street furniture and green infrastructure

The request of £4m from the Towns Fund will provide capital funding to deliver the above
schemes and ensure Workington can retain its place as the primary retail and leisure hub for
West Cumbria, whilst also helping to attract new visitors and residents with a high-quality sense
of place that complements the town’s natural setting.

Purpose of the Report
1.13

This report establishes the case for investment for £4m funding from the Towns Fund. The report
provides a Full Business Case (FBC) which complies with HM Treasury guidance by setting out
the case for investment using the framework established by HM Treasury’s Five Case Model.
Figure 1.2 Five Case Model – Summary

Source: Hatch

1.14

Figure 1.3 summarises the Theory of Change for the project by establishing the context within
which the project is set, the inputs required to resource the project, and the outputs, outcomes
and impact the project will deliver.
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Theory of Change Model
Figure 1.3 Theory of Change – Town Centre Public Places and Connectivity, Workington
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Source: Hatch
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1.15

The remainder of this report is structured as follows:
The Strategic Case: the rationale for the investment, its objectives and fit with wider policy
The Economic Case: the value for money provided by the project
The Financial Case: the costs and funding profile for the project
The Commercial Case: the contractual and procurement approach to be taken
The Management Case: the approach to managing the project
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2. The Strategic Case
2.1

The Strategic Case provides rationale for investment in the TCM project, demonstrating
alignment with wider strategic objectives and policy.

Strategic Context
Town Deal Objectives
2.2

As noted, the TIP vision by 2030 is:
“Workington is a vibrant and well-connected commercial, civic and community hub for West
Cumbria, loved by residents and visitors. Its prosperity is being built on a manufacturing
renaissance, clean energy and a thriving town centre, powered by its skilled workforce and a
dynamic mix of large and small companies. The town offers everyone a wealth of cultural, leisure,
sporting and recreational activities. The town centre is home to new residents, businesses and
social enterprise, as its attractive natural setting, built heritage and accessibility is increasingly
recognised across Cumbria and beyond. Workington is a safe, healthy, affordable and sustainable
community that offers opportunities for all.”

2.3

2.4

The vision is underpinned by a number of key strategic objectives. Achieving these objectives
will allow for the vision to be realised. The TCM schemes align with the following strategic
objectives:
•

SO4: Workington bolsters its natural and built environment offer for residents and
visitors;

•

SO5: Workington’s town centre prospers through attracting residents and public and
private investment, diversifying existing uses;

•

SO6: Workington enjoys excellent digital and physical connectivity; and

•

SO8: Workington remains a safe, healthy, affordable and sustainable community.

The TCM project will directly deliver the following Town Deal outputs:
Table 2.1 Alignment with the Town Deal intervention framework
Intervention
Output Indicators
Outcome Indicators
Framework
Urban regeneration An enhanced townscape that is
• More positive perceptions of
planning & land use more attractive and more
Workington by
accessible to residents, businesses
residents/business/visitors
and visitors
• Increase in land values of
properties along the corridors
Local transport
New or upgraded cycle or walking • Increase in pedestrian and
paths
cycle flows along the
upgraded corridors
Source: Towns Fund Guidance Annex A, 2020
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2.5

The project will support and complement other Workington Town Deal projects as it seeks to
improve the overall quality and coherence of the town centre, improve perceptions and raise the
profile of Workington as a place to visit, work and do business.

2.6

The project will also closely align with the Innovation Centre on the Central Way Car Park
regeneration site, which will also benefit from better linkages to and through Workington town
centre.

Policy Alignment
2.7

The project has a strong alignment with the current policy context. The table overleaf details
relevant policies and how outcomes brought about by the TCM project will contribute towards
the goals of each policy.
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Table 2.2 Policy Alignment Summary Table
Policy Document
Build Back Better – Plan for Growth (HM Treasury,
2021)
The Plan for Growth was developed in response to the
Covid-19 pandemic and the UK’s exit from the
European Union. It sets out how places across the
country will access economic growth and ‘Level Up’
through three pillars of investment: infrastructure,
skills and innovation. The report also introduces the
idea of ‘Levelling Up’ and highlights town centres as
key sites for investment in order to correct inequalities
across the UK.

Objectives

Page 156

•

•

Capital investment into high quality infrastructure
to boost productivity and competitiveness.

•

•

Connect people to opportunity via the Towns Fund
and High Street Fund

•

Invest in local priorities to support the local
economy and improve quality of life

•

Private and confidential

•
•

About a fifth of all UK greenhouse gases are
emitted by the transport sector;
Reducing emissions from road transport remains a
significant challenge as the UK looks to reach net
zero emissions by 2050;

•

•

Modal shift to walking and cycling will play a
significant part in meeting the 2050 target, in
addition to new technologies.

•

•

Local green infrastructure can help to mitigate and
support climate change.
An identified priority is to promote Cumbria as a
great place to live, work and invest.
An identified priority is to “secure the walking,
cycling, local highway and public transport

UK Net Zero Target 2050
•
This national target, set by the Government in 2019, will
require the UK to bring all greenhouse gas emissions to •
net zero by 2050, compared with the previous target of
at least 80% reduction from 1990 levels.

Cumbria Local Industrial Strategy, 2019
LIS priorities include:
+ Promoting Cumbria
+ Innovation and Ideas

Outcomes facilitated through the Project

Ensure that towns are places that people are
proud to live in, with good schools, vibrant high
streets and access to jobs
Unite and level up the country by tackling
geographic disparities and supporting struggling
towns to see social, economic and cultural
regeneration

•

•
•

9

•

•
•

Investment into a local area in need of
regeneration to improve the quality-of-life
offer
Support for the local economy through
investment into Workington’s town centre
Access to the Towns Fund for an area that
has been underfunded relative to other
areas in the UK.
Delivery of a high-quality infrastructure
project that can meet local priorities

Enhanced pedestrian access and footfall to
the town centre from the railway station
facilitates a shift to walking.
Improved connectivity from the town
centre to key attractions by foot or bicycle
encourages a shift from car usage.
Increased green infrastructure within the
town centre

Improves perceptions of Workington
Provides new active travel infrastructure in
Workington that will provide improved
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Policy Document
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+ People and Skills
+ Business Environment
+ Infrastructure
+ Places
The Cumbria Transport Plan (2011-2026)
The Cumbria Transport Plan (2011-2026) aims to secure
and steer investment for the county so as to support
the development of the local economy, reduce carbon
emissions, and ensure a high-quality environment for
residents and visitors. The Plan highlights the
importance of walking and cycling to these objectives
and it commits to facilitating increased levels of
walking and cycling in Cumbria.
Cumbria Bus Service Improvement Plan (2021)
The Bus Service Improvement Plan supports objectives
set out in the Cumbria Transport Plan, with a particular
focus on buses as key to reducing parking and reducing
congestion in Cumbrian towns.

Objectives

•
•
•
•
•
•

•
•
•

Cumbria Infrastructure Plan (2021)
This sets out the strategic infrastructure requirements
that are necessary to unlock economic growth and
maximise opportunities for the Cumbria LEP. Town
Centre Improvements are identified as an important
short-term priority within the Plan.

•

Draft Cumbria Transport Infrastructure Plan 20222037
Sets the policy framework for the role of transport
connectivity in supporting sustainable and inclusive
growth in Cumbria. To replace the Cumbria Transport
Plan.

•

Private and confidential

Outcomes facilitated through the Project

improvements that help people better access jobs,
training, services and visitor destinations”.

•

•

routes to existing and future key retail,
visitor and business sites.

A strong sustainable local economy;
Lower carbon emissions;
Supporting local communities;
Reducing the need to travel;
Better sustainable access to jobs and services in
rural areas;
Improved public health; and
A high quality natural and built environment

•

Support innovative approaches to the delivery of
new bus services and infrastructure, particularly
within rural areas.
Enhance active and sustainable travel within the
heart of our town centres making connectivity a
core part of successful public spaces
Package of transport and highway improvements
within town centres across Cumbria to improve
access and promote the use of sustainable modes
Schemes may include junction improvements,
walking and cycling infrastructure and
marketing/communications to promote
sustainable travel.
Enhance active and sustainable travel within the
heart of town centres, making connectivity a core
part of successful public spaces.
Create safe, attractive and accessible town centres
where people want to live and work, providing
pedestrian space and gateways to high streets

•

10

•

•
•

•

•

•

Increased levels of walking and cycling can
contribute towards all the aims of the
Cumbria Transport Plan
Improved public realm and new green
infrastructure

New active travel infrastructure will reduce
reliance on cars in line with the aims of the
Bus Service Improvement Plan.
New pedestrian crossing outside bus
terminal will improve safety and appeal of
bus use.
Delivers highway improvements within the
town centre and promotes the use of
sustainable modes of transport.
Supports Workington’s role as a
strategically important centre of
employment, services, population and
trade (as highlighted in the report)
Delivers new active travel infrastructure
that encourages connectivity to the town
centre
Promotes pedestrian modes through
improvements to the public realm around
the high street
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Cumbria Creative and Cultural Strategy (2020)
Focuses on how to ensure that Cumbria is ‘England’s
Natural Capital of Culture and Creativity’. It identifies
Workington as one of a number of clusters of creative
talent and ideas within Cumbria.
Workington Cycling and Walking Consultation (2021)
Local Cycling and Walking Infrastructure Plans are
being developed for areas across Cumbria to support
green growth through connectivity improvements. A
consultation has sought feedback on barriers to cycling
and walking in Workington and on the proposed new
networks.
Allerdale Local Plan (2014)
By 2029, “Workington will have retained and enhanced
its role as West Cumbria’s principal residential,
educational, leisure, cultural and commercial centre”.

•

Workington Town Centre Supplementary Planning
Document (2021)
The SPD adds detail and guidance to certain policies in
the Local Plan that will influence progress within
Workington Town Centre. It is used to ensure that
developments in the town centre contribute to relevant
wider visions and objectives that reflect the changing
nature of town centres.

•

Private and confidential

•
•

•

•
•

•
•
•

Outcomes facilitated through the Project

Reallocate road space where possible to
pedestrians, supported by more coherent parking
provision.
Identify how the Towns Fund programmes,
including the Towns Deal, can integrate creative
and culture into the emerging strategy
Seek opportunities through Towns Deal funding to
finance creative and cultural activity.
Create the conditions for increased cycling and
walking
Secure associated health, air quality and
congestion benefits

•

•

New active travel infrastructure will
encourage uptake in cycling and walking in
line with aims of the consultation.

Workington’s rail links are identified as a focus
point for delivering a vibrant town centre and
expanded night-time economy
Policies focus on promoting Workington’s role as a
retail and leisure destination, enhancing town
centre vitality and viability through improvements
to the public realm and reducing the need for car
travel.
Improving connectivity and accessibility to and
within the town
Creating an attractive townscape and public realm
Supporting the vitality of town centres
Enhancing the shopping, cultural and leisure
experience and evening economy

•

Provides new active travel infrastructure
and a more pedestrian and cycling friend
town centre.
Improved public realm with enable positive
perceptions of place.

11

•

•

•

•

Provides a solution to town centre
congestion and re-allocates informal
parking space to the public realm.
The proposed TCM schemes presents an
opportunity to engage with local artists to
reflect local culture and heritage.

Provides public realm that will encourage
and prioritise greater active travel use in
Workington that will improve routes to
existing and future key retail, visitor and
business sites.
Improved quality of the public realm
through reduced congestion and
pedestrian priority routes.
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Policy Document

Objectives

Outcomes facilitated through the Project
• Improved public realm and townscape will
make Workington make attractive to
businesses and boost land values.

2.8

The project will align with two of the guiding themes of the Workington Town Deal:
•

Building an enterprise culture – this theme identifies the issue of having no focal point for enterprise and innovation in the town. The project
will improve connectivity to the town centre and create a more attractive destination for businesses.

•

Revitalising Workington – a key issue for Workington is the decline of town centre retail, alongside poor diversity of town centre activity and
inadequate legibility or wayfinding for visitors. The project will improve intra-urban connectivity and public realm to revitalise the town centre
and improve the quality-of-life offer.
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The Case for Change
2.9

Workington is the principal retail and commercial centre within Allerdale and West Cumbria,
hosting a range of national retailers, services and facilities serving a wide catchment area.
This is particularly significant given the relatively rural nature of West Cumbria and
emphasises the importance of ensuring there is a principal commercial centre within the
region which provides a good range of operators and services which residents need.

Overview of the Townscape and Connectivity Measures project
2.10

The TCM project is seeking £4m from the Towns Fund as a capital investment to deliver public
realm and improved connectivity measures within Workington town centre. The £4m
represents the total capital investment.

2.11

The project will improve the look and feel of Workington town centre by creating more
welcoming and improved public realm that gives pedestrians better priority and improves,
intra-urban connections between places within the town centre. By improving the
experience of spending time, and accessing the town this will increase footfall, dwell time
and local spend, which will act as a catalyst for further investment.

2.12

The TCM project is formed of the three interlinked schemes (as shown in Figure 2.1 in the
previous chapter), each of which are described in greater detail below (and depicted in
Section 5).
•

Legible Workington - Station Road Connectivity: Improved connectivity and
wayfinding for pedestrians, cyclists and visitors from Workington Railway Station
along Station Road-Oxford Street to the heart of the town centre (Murray Road).
Legibility will be improved by utilising a continuity of materials, wayfinding and
vertical interventions to improve visual links. The project will complement wider
measures around the Washington Street / Jane Street gateway and the link between
the historic core and retail centre.

•

Murray Road and Gateway: At the junction of Oxford Street and Murray Road, the
area will be redesigned to create a new gateway to the retail centre. It will have a focus
on placemaking by incorporating public realm amenity improvements and green
infrastructure to enhance safer pedestrian links, giving the perception of less
vehicular dominance and usage, particularly by buses using the bus station. This will
help pedestrians recognise where Workington’s main retail offer begins and help to
welcome them towards it.

•

The public realm and green infrastructure enhancements along Murray Road aim to
focus more on pedestrian needs by providing wider pavements along the northern
side of the street to give improved clarity to the movement through this space, plus
improved and safer access into the town centre. In turn by narrowing the main
carriageway width together with green infrastructure and street furniture, this helps
to slow vehicular traffic down making it a safer environment for all users.

•

The improved appearance of the street will encourage higher footfall, enhancing the
financial viability of the area while supporting access to the wider existing retail
offering, such as improving the central access and gateway to Central Way and
Washington Square shopping centre, but also providing improved pedestrian links at
the northern end to Pow Street and its related public realm.
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Figure 2.1 Indicative drawing of Murray Road and Gateway

Source: WSP

•

Central Way: A pedestrian priority treatment is proposed to encourage and prioritise
greater pedestrian and cycle movements through this area, including users of the
National Cycle Network route 72. By using a series of design features including street
furniture and green infrastructure, drivers will be encouraged to slow down and give
way to pedestrians and cyclists. This will enable a safer pedestrian link between
Murray Road and Washington Square shopping centre via Upton Street.
This will also involve reducing the existing function as an area for informal parking
and loading to allow for a new adaptable public amenity space. This space would
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allow flexibility during markets and events and seasonal lighting would provide
alternatives for night time use. In addition, the link to Murray Road would be
developed and widened to further enhance wider connectivity throughout
Workington town centre, giving flexibility and allowing freer, safer movement of
shoppers.
This scheme also has direct connections with the proposed Innovation Centre,
located on Central Way Car Park. Improvements along Central Way will help enhance
access and provide better connectivity between the Innovation Centre site and the
wider town centre, encouraging people into the retail centre

Figure 2.2 Indicative drawings of Central Way

Source: WSP

2.13

2.14

In capital terms the project will deliver:
•

2,733m2 of new and enhanced public realm, including green infrastructure;

•

538m of improved footpaths (widening or repaving)

•

New adaptable public amenity space that can be used for markets and events

•

New wayfinding signage and new gateway to the retail centre

Further detailed designs and layouts of the TCM schemes are presented in Appendix A.

Addressing Key Challenges
2.15

The Workington TIP prospectus identifies a set of key challenges which the TCM schemes
directly responds to:
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Poor quality intra-urban connectivity and public realm
2.16

The quality of existing urban realm in the town centre is, in places, relatively poor and tired.
This makes the town centre unwelcoming in parts, undersells Workington as a place and
detracts from the overall visitor experience. Supporting the town’s ‘offer’ requires time spent
in the town centre to be as pleasant as possible, which means enhancing the place function
of the town.

2.17

The town centre is also relatively poorly joined-up and its legibility can be problematic.
Legibility challenges are also exacerbated by a lack of wayfinding which makes it difficult for
pedestrians to navigate through town. This issue is particularly acute for pedestrians
approaching from the railway station (a key gateway into the town centre); that is, the layout
of key routes and junctions can – in the absence of other information – encourage pedestrians
to take routes away from the town centre and other local amenities.

2.18

Another primary gateway into the town centre is Washington Street / Jane Street junction.
This is a key link between retail centre, the historic core and surrounding green spaces
located to the east. A lack of wayfinding, street clutter and poor crossings contribute towards
this general lack of connectivity across Workington.

2.19

Poor placemaking and legibility undermines the town’s potential for growth around its
strengths as an area with an attractive lifestyle offering. The Town Centres and Leisure Study
has identified a need for improvement in public realm, to “tie together each element of the
town centre, creating a coherent vision and encouraging footfall across the centre as a whole”.

2.20

Natural level changes coupled with the lack of wayfinding and non-legible street layouts also
reduce coherence. This is particularly acute between Central Way and Murray Road, which
limits the opportunity to draw people to/from the Washington Square shopping centre and
retail uses along Murray Road via Upton Street, to the west.

2.21

As highlighted in the Workington Town Centre Supplementary Planning Document2, despite
the town’s setting close to a wealth of green infrastructure and heritage assets, the town
centre itself has very little green infrastructure within it. This has a negative impact on the
quality of place. Green infrastructure has a vital role in improving place as well as
encouraging active travel, supporting people’s health and wellbeing and multiple
environmental benefits. It is also well-evidenced that urban greening has an important role
in boosting retail and commercial trading.
Placemaking and movement are generally considered the most important factors in
determining the character and quality of streets and spaces. The existing public realm
can seem unwelcoming, detracting from the overall visitor experience and giving an
outdated perception of the place. This reduces patronage, limits time spent in the town
and affects local expenditure. It also detracts from the high quality of life the town does
offer residents (new and prospective), given its proximity to the Lake District and the
abundant green infrastructure and heritage features close by.

2

Workington Town Centre Supplementary Planning Document (SPD) March 2021
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Figure 2.3 Illustrative Photos of the Current Town Centre Environs

Central Way / Upton Street

Murray Road

Source: WSP

Risk of continued retail decline
2.22

Workington is West Cumbria’s principal and largest retail and leisure centre, and it attracts
the highest proportion of shopping trips from residents, as well as retaining itself as an
important commercial destination in the wider area.

2.23

Despite this, the town centre faces similar challenges to comparable towns from the longterm decline of town centre retail. It also suffers from strong competition of out-of-centre
floorspace which detracts expenditure and footfall from the town centre.

2.24

The West Cumbria Retail, Town Centres and Leisure Study3 considers the health of the town
centre to be ‘mixed’, with retail floorspace vacancy rates higher than the national average;
13.8% compared to 10.4% nationally, which has been increasing in recent years.

2.25

Whilst the effects of the pandemic are ongoing and long-term impacts are yet to be fully
determined, the various lockdown periods accelerated existing trends towards online
shopping. As such, vacancies in the main shopping core have been materialising following
the collapse of several national retailers. Monthly footfall data for Washington Square
Shopping Centre decreased by 23.5% in 20214.

3

West Cumbria Retail, Town Centres and Leisure Study (August 2020)

4

Footfall report for: Washington Square Shopping Centre Workington (Springboard)
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2.26

The town centre also suffers from a lack of diversity of other activities, such as leisure,
residential and offices, although there is a street market which occurs every Wednesday and
Saturday that this project aims to enhance and grow.

2.27

Although there is a relatively good shopping population draw, it is anticipated vacancy rates
will continue to increase as a result of broader changes in the retail sector, accelerated by the
pandemic. Analysis prepared for the TIP indicates Workington is over-supplied by retail.
There are also a number of long-standing vacant properties at key locations in the town
centre.
There is clear evidence of decline driven by structural changes in the retail sector which
is being exacerbated by the ongoing effect of the pandemic. The impact of this can be
self-reinforcing with a deteriorating retail and built environment hindering visitors and
further investment.

Responding to Opportunities
2.28

The TCM project will respond to the core opportunities highlighted within the Town
Investment Plan as follows:
•

Capitalise on the quality of life offer and as West Cumbria’s hub: Given the
acceleration of online shopping and home working, in order to retain and attract
residents, visitors and employment it is necessary to improve its local leisure facilities
and enhance the quality of its built and green environment. The opportunities to
repurpose the town centre’s role and quality-of-life offer must be underpinned by the
provision of high-quality public realm, green infrastructure and urban connectivity.

•

Building an enterprise culture: Start-ups in Allerdale have a higher survival rate
versus the North West region as a whole. Workington must support, promote and
embed a strong enterprise culture across the town. This will rely upon investment
that can support innovative start-ups and attract and retain knowledge workers who
are seeking to shift to a remote working model.

•

Attracting and developing the workforce: Attracting new residents is important in
addressing the skills gap. Workington has much to offer but currently undersells itself
and there is a need to promote its strategic location, its quality-of-life attributes and
the investment already taking place. There is a need to ensure these attributes are
further strengthened, through investment in high quality public realm.

Effects of the Pandemic
2.29

The economic shock of the pandemic has accelerated shifts observed in retail patterns across
the UK. Within Workington, this accelerates the need to focus on repurposing and
revitalisation of the town centre.

2.30

At the same time, changes in behaviours represent an opportunity for Workington. Future
working practises and the ‘new normal’ may lead to more opportunities for remote/home
working and help to localise work and demand for local services, with more people attracted
to the area due to its close proximity to the Lake District.

2.31

For Workington to capitalise on these opportunities, its town centre must be underpinned by
high quality public realm, green infrastructure and good quality place making. Intra-urban
connectivity will become more important and must be supported to help to attract and retain
more visitors and expenditure within the town centre.
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Meeting Identified Need
2.32

The TCM project will respond to the following needs in Workington:
•

Negative and outdated image, affecting how people perceive the place: The area
is currently dominated by tired public realm which is undersells Workington and is
inadequate for pedestrians. An upgrade to the public realm will be critical to
maximising benefits of the investments to transform the area into an inviting and
attractive location in which people want to spend time in the day and night-time.

•

Poor intra-urban connectivity: It is difficult to travel between different areas within
the town centre. This is partly due to level changes, but wayfinding is limited and nonlegible street layouts also reduce coherence. These issues are exacerbated by the area
being dominated by cars outside of the core shopping area

•

Maximising the town’s leisure and retail opportunities: Workington and its
surrounds are seen as a ‘quieter’ alternative to hotspots in the neighbouring Lake
District National Park but there is considerable scope to increase visitor numbers.
Improvements to the public realm and wayfinding from/to the railway station and
enhanced environment and legibility on arrival at the Bus Station will improve visitor
experience and accessibility to Workington as a regional retail and leisure centre.

•

Post-pandemic recovery: Responding to the crisis has provided an additional
imperative to repurpose Workington’s town centre. The cultural, retail and leisure
economy have been particularly hard hit by the pandemic and will require
improvements to the public realm to return investor confidence. Changing working
habits create opportunity to attract more people to the area.

•

Long-term environmental sustainability: Investment in green infrastructure and
walking and cycling improvements will encourage sustainable travel and reduce
carbon emissions supporting the UK Net Zero commitment.

Addressing Market Failure
2.33

The Towns Fund is required to deliver the TCM project. The schemes are classic ‘public goods’
without an obvious alternative funding source, particularly given low local land prices and
limited opportunity for developer contributions. The identified market failures are as follows:
•

Public Goods: the infrastructure provided by the project in terms of public realm
corrects a market failure in that this will not be provided by the private sector,
particularly given the low local land prices and limited opportunity for developer
contributions. Public realm is non-excludable and non-rivalrous, meaning anyone
can benefit from the provision of public realm and benefits to one person do not
reduce the benefit for others. There is no profit incentive for the private sector to
invest in the improvements and so the TCM schemes and benefits are not likely to be
realised without public sector intervention.

•

Investor Confidence: existing public realm in the town centre undersells
Workington’s role as a primary retail hub and creates a negative perception of place.
Lower footfall and dwell time may discourage private sector investment, increase
retail vacancies and reduce land values. An improvement to visitor numbers and
expenditure via a revitalised public realm and active transport offer will demonstrate
the opportunities for growth in Workington’s town centre.
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•

Information Failure: Workington is constrained by the somewhat negative and
outdated perceptions as a place. Poor public realm and lack of green infrastructure
does not highlight the strengths or reflect its quality-of-life offer.

•

Connectivity: the existing network of streets around Murray Road and the wider town
centre have been designed for vehicular movement. Whilst the bus station is located
on the periphery of the retail core, poorer intra-urban connections from/to the
railway station limits the extent to which this is incorporated into the overall
transport offer in Workington. The project would therefore correct this cycle and
encourage a shift towards sustainable and active transport options.

•

Positive Externalities: these will be generated by improved intra-urban connectivity
and pedestrian priority. Improved experience can support making the town centre
more attractive, which can drive dwell time and spend. Improved health and lowcarbon outcomes can also be met through better pedestrian priority and improved
cycle links, which would generate economic and social benefits for local people.

Providing a Catalyst for Change
2.34

Placemaking and movement are generally considered the most important factors in
determining the character and quality of streets and spaces. A new approach to street
planning and design has emerged over recent years endorsed by national guidance in the
form of Manual for Streets5. The approach focuses on the dual function of streets as links
(movement conduits) and as places (destinations in their own right). It is believed by
adopting this focus, a more balanced and integrated solution for public realm can be
achieved.

2.35

A number of case studies illustrate where similar projects have met locally identified needs
and generated clear outcomes:
•

Balham Town Centre, London (2015)6 – over 2,700m2 of improved public realm
through better wayfinding, reduced car access and creation of a public square. As a
result, town centre vacancies decreased by 6% over 3 years (to a 1% vacancy rate) and
footfall increased by 10%. Local business turnover also increased by £2.4 million.

•

Kelso, The Scottish Borders (Scottish Borders Council, 2016)7: public realm and
street furniture improvements increased footfall by 28%. Town centre floorspace and
retail unit occupancy also increased.

•

Wanstead High Street, London (2011)8: connectivity improvements between the
railway station, bus terminus and high street helped to promote walking for short
trips, resulting in a 98% increase to pedestrian numbers.

•

Greek Street, Leeds (2016)9: pedestrianisation of this city centre location created
more public realm for leisure and hospitality use. The interventions were linked to

5

Manual for Streets

6

Outer London Fund Round 2 Evaluation Project - Case Studies (Regeneris Consulting, 2015)

7

The Pedestrian Pound (Living Streets and Just Economics, 2018)

8

The Pedestrian Pound (Living Streets and Just Economics, 2018)

9

Greek Street Study (HowDo?! Yorkshire on behalf of Leeds City Council, 2016)
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52% growth in business rates, and 86% of surveyed public were more likely to visit
due to the measures.

Benefits
2.36

The £4m TCM project will deliver the following outputs.
•

2,733m2 of new and enhanced public realm (including green infrastructure) that is
more attractive and more accessible to residents, businesses and visitors and gives
pedestrians better priority at the following locations:
◼

◼

◼

Legible Workington - Station Road Connectivity: Will improve connectivity
and wayfinding for pedestrians and cyclists between the railway station and
the heart of the town centre (Murray Road).
Murray Road and Gateway: A new gateway to the retail centre will be created
alongside improved public realm and green infrastructure enhancements
Central Way: Pedestrian priority treatment and new street furniture and
green infrastructure

•

538m of improved and upgraded footpaths (widening or footpaths)

•

Improved wayfinding and a gateway to the retail centre to encourage footfall and
intraurban connections

•

Better pedestrian and cycle priority within the town centre to encourage dwell time
and encourage footfall

2.37

32 temporary full-time equivalent (FTE) jobs supported during the construction phase10

2.38

This will lead to the following outcomes:

10

•

Enhanced townscape and place making to improve perceptions of place, increase
investor confidence and encourage footfall and economic activity, including £8.1m
(2021 prices) of journey ambience benefits;

•

Improved intra-urban connections, better navigability and experience of the town
centre, particularly from the Railway Station and between Washington SquareCentral Way-Murray Road;

•

Increased modal shift away from private vehicle to walking or cycling. This is expected
to result in additional 93,500 additional walking trip per year, representing a 7.8%
increase in pedestrian usage on Murray Road and 4.0% along Central Way;

•

Health benefits arising as a result of improved pedestrian priority and wayfinding
(£2.3m of health benefits (2021 prices));

Estimates by Hatch using labour coefficients from the 2011 Cost Per Job Guidance (adjusted to 2021 levels).
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2.39

In summary, aligned to the Town Deal intervention framework, the TCM project will deliver:
Intervention
Framework
Urban
regeneration,
planning and land
use

Output Indicators
Enhanced townscape that is more
attractive and more accessible to
residents, businesses and visitors:
2,733m2

Outcome Indicators
•

•

Local transport

New or upgraded paths:
538m (walking)

•

Uplift in walking trips per year
between 4.0% (Central Way) - 7.8%
(Murray Road)
•

More positive perceptions of
Workington by residents/
business/visitors: £8.1m of
journey ambience benefits
Increase in land values of
properties along the
corridors: 94 commercial and
16 residential properties
expected to see LVU
benefits
Increase in pedestrian and
cycle flows along the
upgraded corridors
93,500 additional walking
trips per year
An increase in health and
wellbeing in connected areas
where motorised traffic levels
are reduced.

Key stakeholders and engagement
2.40

Allerdale Borough Council and the Workington Town Deal Board have pursued a
collaborative approach to stakeholder engagement to inform development of the TIP and
selection of the proposed projects, including these TCM scheme measures. The Board
recognises by working with the community, the projects will be the most successful and
deliverable.

2.41

This TCM project evolved from the Town Investment Plan to address specific challenges and
opportunities identified therein. As well as involving the Workington Town Deal Board in this
process, Members of CCC’s Allerdale Local Area Committee have been engaged in options
assessment and helped shape the schemes.

2.42

CCC’s Lead Members and Local Area Committee for Allerdale have also helped shape the
project interventions, providing input throughout the period from November 2021 to January
2022 to ensure it best meets the needs of local people. They have identified feasibility issues
that enforced the options appraisal.

2.43

The project team have also worked closely with colleagues in CCC’s walking and cycling team
during the development of Workington’s LCWIP. Public input into the LCWIP consultation
was used to shape proposals. As well as involving the Workington Town Deal Board in this
process, Members of CCC’s Allerdale Local Area Committee were engaged in options
assessment and helped shape the schemes. Additional consultation with business
representatives and Highway officers further informed the options assessment.
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2.44

A Communication Plan has been developed for the TCM project (see Appendix B). The plan
sets the framework for the means and frequency of communications for parties both internal
and external to the project. It has been developed with inputs from CCC and Allerdale
Borough Council. Key stakeholders identified include:
•

Lead Members

•

Local Members

•

Highway officers

•

CCC walking and cycling team

•

Workington Town Council

•

Local businesses

•

Stagecoach

•

Taxi Association

•

General public

Links to other projects
2.45

Public realm plus the quality and coherence of the town centre has a central role to play in
changing the outdated perceptions of Workington and will underpin the vision to be a vibrant
and well-connect hub for West Cumbria. In that sense, the TCM project has an important role
in supporting all the other Towns Deal projects.

2.46

The TCM schemes will link to the northern underpass on Central Way, which is already subject
to significant improvements (via Towns Fund advanced funding) to deliver a dedicated
cycleway through the underpass at Central Way, thus making the overall route through the
heart of Workington more attractive to users.

2.47

There are also connections with the proposed Innovation Centre, located on Central Way Car
Park, and the Sports Village, situated to the north of the town centre. The TCM improvements
will help enhance overall access and provide better connectivity between these sites and the
wider town centre. This will create a ‘buzz’ and help to strengthen Workington’s role as a
leading location for innovative, technology rich SMEs.

2.48

The project will also complement wider transport programmes under development by
Cumbria County Council, including proposed upgrades to Ramsay Brow junction and the
Workington Local Cycling and Walking Infrastructure Plan (LCWIP).
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3. The Economic Case
Options Assessment
Scheme Objectives & Critical Success Factors
3.1

3.2

3.3

A series of six original scheme objectives were put forward by CCC:
•

Improve the public realm and the visitor experience

•

Improve the navigability of the town centre and drive footfall to the retail area

•

Increase walking options and reduce car journeys

•

Improve wayfinding around the town

•

Create pedestrian priority streets

•

Address level changes and better link key areas with the town centre including Brow Top,
Lower Derwent Valley and the Heritage area

These were subsequently revisited and combined to produce a set of revised scheme objectives:
•

Deliver public realm improvements to enhance the town centre experience for visitors
and residents, increasing dwell time and economic activity

•

Improve the navigability of the town centre, driving footfall to the main retail area and
improving linkages from the railway station and bus station

•

Reduce car journeys through improvements to the walking and cycling offer.

Aligned with these objectives, nine Critical Success Factors (CSFs) were identified:
•

TCM1 - Interventions are deliverable by 31 March 2025

•

TCM2 - Interventions align with Town Investment Plan objectives

•

TCM3 - Provides a transformational public realm gateway to the retail area in Workington

•

TCM4 - Improves connectivity to and between key areas within the town

•

TCM5 - Improved pedestrian and cycling experience

•

TCM6 - Reduces vehicle domination of key areas in the town centre

•

TCM7 - Enhances the attractiveness of Workington as a business, visitor and shopping
destination

•

TCM8 - Increases footfall and dwell time in Workington town centre

•

TCM9 - Delivers improved wayfinding from key transport hubs and around the town
centre
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Longlisting of Options
3.4

Initial options assessed as part of the longlisting exercise were as follows:
Table 3.1 Project Longlist
Option
Do Nothing

Legible Workington: Station
Rd-Oxford St (Wayfinding)
Murray Road & Gateway

Central Way
Washington Street
3.5

Summary
No investment from the Towns Deal, thus no new
infrastructure is introduced. This is the Reference Case
against which all other options can be assessed
Improve connectivity and wayfinding for pedestrians and
cyclists from the railway station to the heart of the town
centre (Murray Road)
New gateway to the retail centre will be created alongside
improved public realm and green infrastructure
enhancements along Murray Road
Pedestrian priority treatment plus flexible space for
community events and markets, new street furniture and
green infrastructure
Improvements to existing pedestrian crossings in the
vicinity of Washington Street (Jane Street & Ramsey Brow)

A RAG rating provides a qualitative assessment of how each option meets the CSFs, where Red =
poor alignment, Yellow = medium alignment, Green = strong alignment.
Figure 3.1 RAG Rating of Long List Options

3.6

In summary:
•

‘Do Nothing’ does not deliver against any of the CSFs but is taken forward as the
Reference Case.

•

Station Road-Oxford Street (Wayfinding) delivers against most of the CSFs considered,
except the reduction of vehicle dominance in the town centre. It is therefore taken
forward to the next stage of the process.

•

Murray Road & Gateway delivers strongly against all the CSFs considered, bar improved
wayfinding where it is still deemed to have some impact by acting as a ‘visual entrance’
to the town centre. It is also taken forward to the next stage of the process.
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3.7

•

Central Way delivers strongly against all the CSFs considered, bar public realm gateway
to the retail area and improved wayfinding. Again, it is still deemed to have some impact
on these two CSFs and is therefore taken forward to the next stage of the process.

•

Washington Street will support greater connectivity across the wider town centre but is
likely to fall short of achieving transformational change and, crucially, does not directly
align with the overall TIP objectives. As such, this particular option is not taken forward
to the next stage at this juncture but is to be retained for future consideration as part of
the wider, ongoing connectivity requirements across Workington. It will be explored
further should a suitable funding opportunity become available.

Following on from the RAG assessment, a total of 31 schemes (split by individual TCM option)
were identified and agreed:
•

Sixteen for Murray Road (and adjoining Upton Street)

•

Nine for Central Way

•

Six for Station Road-Oxford Street (Wayfinding)

3.8

The full list of schemes is described in more detail in Appendix C.

3.9

A second set of control CSFs were introduced by WSP to incorporate more general requirements
around scheme deployment, and to consider each against the practicability of providing the
intervention, namely:
•

WSP1 - Impact on general traffic, including redistribution and congestion

•

WSP2 - Affordability / Cost of Intervention (NB. an order of magnitude estimation)

•

WSP3 - Feasibility / Buildability / Deliverability of scheme/design

•

WSP4 - Stakeholder / Public Acceptability of proposals

Longlist Assessment
3.10

The 31 individual schemes were passed through a Multi-Criteria Assessment Tool (MCAT) which
provides a quantified assessment of how well each meets (or otherwise) the 13 identified CSFs.

3.11

All individual CSFs are allocated a weighting which can be adjusted to account for their relative
priority to the overall project objectives. For the first pass, all weightings are set to 1.00 thus
essentially rating all as of equal importance.

3.12

Each scheme is then evaluated against the CSFs on a scale from +3 (Strong Positive Impact)
through to -3 (Strong Negative Impact), including an option for 0 (Neutral Impact). From this, a
first set of weighted scores with a ranking relative to all interventions was calculated; the
complete results of which are given in Appendix D. Initial results showed interventions which
were lower cost, less transformational and more easily deliverable were returning a higher
ranking versus those that would deliver the primary benefits required from the project.

3.13

From this, individual weightings were re-assessed, and the following adjustments were applied:
•

TCM1 and WSP3 were deemed to be considering similar deliverability impacts on the
scheme. WSP3 considers a wider remit than TCM1, hence the weighting of TCM1 was
reduced to 0.00, removing this from the assessment.

•

TCM7 and TCM8 were considered to be achieving very similar objectives and therefore
include an element of double counting. The weighting of both was reduced to 0.50.
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3.14

Based on these revisions, a second pass through the MCAT was conducted, the revised results
are also given in Appendix D.
Final Packaging of Options

3.15

Application of this second MCAT pass to the longlist culminated in a refined ranking of schemes.
From this, they were further assessed to derive a three-level package of schemes per TCM option,
a Do Minimum, Do Something and Do Maximum.

3.16

Inclusion within each package level depended on alignment with three key factors:
•

How essential the scheme is in meeting the overall objectives of the study.

•

How achievable the scheme is, given time and cost constraints.

•

How well the scheme complements others in the longlist.

3.17

The Do Minimum package consisted of those schemes considered to be fundamental in
achieving the objectives of the study and not, as the name could suggest, a least intrusive/lowest
cost set and thus more achievable.

3.18

The Do Something package builds upon the Do Minimum, incorporating additional schemes and
adding value, whilst the Do Maximum package contains all schemes originally identified per
option.

3.19

The various level of packages per TCM option are:
Table 3.2 Options Summary
Option
Proposals
Do Nothing
Under this option, no investment occurs and there is no improvement
(reference case)
on the existing situation in the town.
• This option includes the following schemes which have the
strongest alignment with the CSFs:
•

Do Minimum
(Fundamentals)

•

•

Murray Road
◼

8 - Town Centre Gateway

◼

10 - Removal of parking + 3m highway

◼

12 - Improved public realm

◼

13 - Improved Signage and Wayfinding

◼

22 - Pedestrian safety outside bus station

Central Way
◼

25 - Paving upgrades to delineate areas

◼

26 - Remove (informal) roadside parking

◼

31 - Enhanced pedestrian priority

Station Road-Oxford Street
◼

35 - Improvements to pedestrian crossings

◼

38 - Pavement upgrades at key locations

27

Page 174

Stage 2 Business Case - Workington - Connectivity

Option

Proposals
•

Do Something
(Do Minimum plus
the following)

•

•

•

Do Maximum
(Do Something plus
the following)

•

•

3.20

Murray Road
◼

11 - Provide more safe crossing points (x2)

◼

14 - Widening of Upper Street + public realm

◼

16 - Traffic calming measures

◼

19 – Provision of cycle stands (x12)

◼

23 - Improved pedestrian priority

Central Way
◼

27 - Tree planting and landscaping

◼

29 - Improved signage and wayfinding

◼

30 - Feature lighting under bridges

Station Road-Oxford Street
◼

33 - Pedestrian crossing by railway station

◼

36 - Installation of feature ‘monolith’ sign

Murray Road
◼

9 – Full pedestrianisation

◼

15 - Engaging with local artists

◼

17 - Reduced taxi rank + widened footway

◼

18 - Lighting Improvements

◼

20 - Tactical urbanism along Upper Street

◼

21 - Scaling back bus station parking area

Central Way
◼

24 - Bi-directional cycleway

◼

28 - Cycle Hub (stands + pump)

◼

32 - Engaging with local artists

Station Road-Oxford Street
◼

34 – New cycleway along Station Road

◼

37 - Engaging with local artists

When considered against the second MCAT outputs, the justification for these levels of
packaging are as follows:
•

9 out of 10 in the Do Minimum packages ranked in the top 50%;

•

Of the top 50% (i.e. 16 of 31), 15 are included in the Do Something packages;

•

Schemes on Central Way generally ranked highest of the three locations considered.
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Preferred Package
3.21

Following the packaging of the individual schemes into the three ‘Do X’ option levels, a series of
estimated costs were derived to ascertain a preferred package to be accommodated within the
£4M provisional Town Deal allocation, as shown in Table 4.3.

3.22

From this assessment, it was agreed the combined Do Something packages should be taken
forward as a single Preferred Package.

Economic Appraisal
3.23

This section sets out the economic appraisal of the Preferred Package, considering the potential
benefits against the estimated costs associated with each Do Something option to derive a
Benefit-Cost Ratio (BCR).

Approach to Economic Appraisal
3.24

Economic benefits have been reported with other captured benefits of the schemes using a
combination of TfL’s Ambient Benefits Calculator (ABC) and the DfT’s Active Modes Appraisal
Toolkit (AMAT).

3.25

DfT’s AMAT (November 2021) has been utilised, where applicable, to capture benefits associated
with uplifts in walking and cycling across the proposed schemes, whilst the TfL ABC tool captures
a larger range of attributes, ideally suited for schemes with significant public realm
improvements.

3.26

A full description of both the AMAT and ABC processes can be found in Appendix D.
Annualisation Factor

29

Page 176

Stage 2 Business Case - Workington - Connectivity

Appraisal Period

Wider Economic Impacts – Land Value Uplift

Baseline Demand Calculation

Estimation of Uplift in Demand
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Cost Benefit Analysis
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Optimism Bias

Assessing Additionality
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Sensitivity Analysis

Economic Outcomes
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Economic Appraisal - Results

Preferred Package – BCR Summary
3.60

As shown above, the preferred (adjusted) package delivers a BCR of 2.38, which according to HM
Treasury Guidance is considered to be ‘High’ value for money.
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4. The Financial Case
Capital & Revenue Requirements
Project costs
4.1

The overall cost for the Do Something ‘Preferred Package’ (including annual inflation) is £4
million.

4.2

Costs for each TCM scheme are presented in Table 5.1 as follows:

4.6

A General Arrangement drawing for each TCM element is presented below, broadly showing the
scheme extents, type of infrastructure enhancements proposed and other considerations.
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Figure 4.1 Murray Road (Do Something)
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Source: WSP
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Figure 4.2 Central Way (Do Something)
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Source: WSP
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Figure 4.3 Station Road-Oxford Street (Wayfinding) (Do Something – indicative proposed locations)
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Source: WSP
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Figure 4.4 Station Road-Oxford Street (Wayfinding) – Example Signage Options

Sizes shown are relative to the average human height
Source: WSP
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Funding Requirements
4.7

The Workington TCM scheme spend is 100% capital.

Funding profile
4.8

The funding package sought for the project is:
•

4.9

£4 million Town Deal (intervention rate of 100%)

High level consideration has been given to other potential funding sources that could be pursued
in the delivery of the TCM enhancements as proposed in this report. The schemes identified
could potentially be supported by multiple funders and future funding opportunities including,
but not limited to:
•

Private developer contributions (e.g. Section 106);

•

Transforming Cities Funding – discounted as Workington and the proposed scheme size
do not meet the typical criteria for the Fund;

•

Future High Streets Fund – discounted as no current round of FHSF available to bid into;

•

Future iterations of Access Fund-type funding;

•

Integrated Transport Block;

•

Maintenance funding;

•

Local Growth Fund – discounted as LGF ended on 31 March 2021 with the Cumbria
allocation fully delivered;

•

Getting Building Fund – discounted as Cumbria’s GBF allocation has been fully
committed.

•

Housing Infrastructure Fund (HIF) - discounted as the schemes proposed will not meet
the criteria for the fund;

•

Pinch Point Funding – the scheme as designed does not meet the typical criteria ;

•

Any further/new Government funding streams such as UK Shared Prosperity Fund –
discounted as it is unclear when funding will be available and what the criteria will be for
applications

4.10

Thus, many other options for funding have been discounted at this stage. The TCM project
concept was developed as part of the Town Investment Plan and has been through a rigorous
shortlisting process to ensure the retained objectives meet the overall aims and aspirations of
the TIP.

4.11

Through fully utilising the allocation from Towns Fund, it will ensure that the benefits associated
with the project are more closely aligned with the other Town Deal projects in addition to being
delivered more quickly.
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Spend Profile
4.12

The following table illustrates the proposed spend profile of the £4 million Towns Deal ask:

Managing Financial Risks
4.13

Risk, contingency and inflation have been included at rates suggested by WSP and agreed in
discussion with CCC officers as appropriate to the type of scheme and the level of design
currently in hand, based on recent experience on similar projects.

4.15

Once detailed designs are progressed and more precise cost estimates developed, the level of
intervention and extent of the schemes can be amended. At that point the risk register will be
reviewed, and a Monte Carlo simulation applied to ensure the probability of multiple risks is
properly assessed and incorporated within the budget.

4.16

As/when the scheme moves into the delivery phase, we plan to procure the work on a designand-build (D&B) contract. As detailed design work is completed more certainty will be available
on the cost of the scheme, thus reducing the risk of any overspend and the potential realisation
of optimism bias.

4.17

Should these more certain cost estimates indicate a potential overspend, the level of
intervention would be reduced to ensure the scheme is delivered within the available budget
envelope. A D&B contract will transfer some of the risk in this area to the contractor.
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5. Commercial Case
5.1

The Commercial Case sets out the procurement arrangements for the project’s key outputs and
activities.

5.2

The procurement and management of the project will be the responsibility of the CCC’s Capital
Programmes Team (CPT), overseen by a Project Board chaired by the project SRO.
Commercial Strategy

5.3

The commercial strategy has been developed by CCC as the Local Highway Authority and Project
Sponsor to consider how the investment may be delivered.

5.4

Cumbria is currently in the process of Local Government Reorganisation (LGR) and it is
recognised from April 2023 (during the project delivery phase) CCC and Allerdale Borough
Council (along with the other five Cumbrian district authorities) will be replaced by a unitary
authority for the area. The commercial strategy has been developed in line with the current
organisational situation and throughout the delivery phase, any emerging requirements
regarding LGR will be considered and acted upon by the Project Board in consultation with the
Accountable Body. Any potential risks are reflected in the risk register.

5.5

The commercial strategy is underpinned by the following core principles:
•

Deliver the scheme within the available funding.

•

Ensure Best Value is delivered.

•

Ensure appropriate quality is delivered.

•

Maximise benefits to the local economy.

•

Enhance the capability and experience of the local supply chain.

Procurement Strategy
Procurement Sourcing Options
5.6

5.7

Procurement paths have been proposed following assessment of sourcing options for each
element of work, based a shortlist including:
•

In-House Provision (‘Make’)

•

Partner Contracts (ECI)

•

Design and then Construct (Tendered Process)

•

Design and then Construct (Existing Frameworks e.g. SCAPE)

•

Design & Build (D&B)

These shortlisted options were considered against the Key Procurement Outcomes and
considered here as:
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5.8

With particular reference to management of cost and programme risks for the scheme, a design
and build (D&B) contract has been chosen by the Project Team as the best route for delivery and
procurement. This approach facilitates contractor involvement in the design and commitment
to costs from the outset, reducing the risk of cost overrun for the Council.
Procurement Approach

5.9

5.13

The procurement strategy for the Capital works element of the project will achieve the following
objectives:
•

Deliver value for money, whilst minimising risks and interfaces, ensuring that the
contracting approach for each scheme is commensurate with level of technical and
operational risk.

•

Provide a framework to define risks and allocate them to the appropriate party.

•

Achieve an optimal technical solution that achieves (or exceeds, whilst delivering value
for money) the envisaged benefits of the scheme.

•

Streamline delivery within the required timescales in order to ensure that the agreed
benefits are delivered.

•

Promptly achieve robust costs estimates for future stages in order that funders can be
assured of the total project costs.

CCC has an established and effective strategy for delivering schemes of the size and type.
Procurement will be based around a clear, staged programme, which allows for implementation
of effective controls at each Stage Gate, as summarised below:
•

Stage 1 - Options Identification;

•

Stage 2 - Option Assessment (OAR);

•

Stage 3 - Statutory Process (Planning Period, Orders, Public Inquiry);
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5.18

•

Stage 4 - Construction Preparation (Detailed Design);

•

Stage 5 - Construction period, commissioning and handover;

•

Stage 6 – Project Closeout.

All contracts will be administered by an experienced Programme Manager. CCC will administer
all activities involved with keeping accurate records, e.g. performance, payments and changes
to the contract. They will also ensure prompt payment for goods or services received, which
meets government targets for payment turnaround.
Statutory and Other Consents

5.19

At this stage in scheme development, it is assumed the proposed scheme(s) will not require
planning permission as a highways improvements scheme, and the majority of the interventions
will fall within land owned and / or managed by CCC as the Local Highway Authority.

5.20

This is to be fully determined at the detailed design stage (Stage 4) and is identified as a risk to
programme and delivery in the initial Risk Register.

5.21

The schemes will require amendments to Traffic Regulation Orders (TROs). Details of these
amendments will emerge as the design is developed. The TRO process is a recognised process
that requires approval from the area Local Committee. If the TRO is not approved or an
adjustment is required, there is potential for the scheme to become undeliverable. This is a
recognised risk in the risk register and will be managed through the programme and design
process.
Asset Ownership

5.22

Assets will form part of the public highway on completion, and ownership and long-term
maintenance will become the responsibility of CCC as the Local Highway Authority. It should be
noted upon completion of the project, the Local Government Reform process will be complete,
and CCC will cease to exist.

5.23

From this point, the Local Highway Authority is unknown, but all assets will be the responsibility
of the Local Highway Authority.
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Social Impact

Contractual Relationships
Key Partnerships

Risk Allocation
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Subsidy Control
5.44

The UK Government’s interim subsidy control regime came into force 31 December 2020 and
requires decisions on public funding interventions to consider the UK’s international
commitments relating to subsidies, for example within the UK-EU Trade & Co-operation
Agreement, World Trade Organisation Agreements and Trade Agreements between the UK and
non-EU countries.

5.45

The interim regime is expected to be replaced by the Subsidy Control Act on 1 January 2022, with
the Government’s Subsidy Control Bill having been published on 30 June 2021.
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6. The Management Case
Project Management
6.0

The project will be managed by CCC, who have extensive experience in delivering capital projects
of various sizes. The coordination of project delivery will be led the Capital Programmes Team
(CPT) which comprises a wide range of relevant procurement skills and experience, across a
range of professional disciplines. This is supplemented by professional advisory support from
legal, financial and technical experts.

6.1

CCC’s Place and Enterprise Manager will act as the Senior Responsible Officer (SRO) for the
project, whilst the CPT will manage all design and capital works required to deliver the project.
A lead officer within the CPT will oversee a project team consisting of professional services
consultants, contractors and project support functions.

6.2

CCC’s portfolio of capital projects is overseen by the Strategic Investment Group (SIG), which
manages resources to ensure effective delivery of the portfolio and uses a ‘gateway’ approach
to approve the development and delivery of projects at key stages.
Gateway 1 – Initiation

6.3

At Gateway 1, approval is sought for inclusion of projects into the “Possible Future Projects” list
and for progression on to the project definition phase.
Gateway 2 – Definition

6.4

The project definition phase concludes at Gateway 2, at which approval is sought for inclusion
of the project in the capital programme and for full investment resources to be made available.
Gateway 3 – Investment Decision

6.5

Gateway 3, Investment Decision, is to enable the Strategic Investment group (SIG) to:
•

Confirm the Full Business Case and benefits plan now the relevant information has been
confirmed from potential suppliers and/or delivery partners.

•

Confirm the objectives and desired outputs of the project are still aligned with the
programme to which it contributes and the Council Plan.

•

Check all the necessary statutory and procedural requirements were followed
throughout the procurement/evaluation process.

•

Confirm the recommended contract decision, if properly executed within a standard
lawful agreement (where appropriate), is likely to deliver the specified
outputs/outcomes on time, within budget and will provide value for money.

•

Ensure management controls are in place to manage the project through to completion,
including contract management aspects.

•

Confirm plans for risk management, issue management and change management
(technical and business), and these are shared with suppliers and/or delivery partners.
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Gateway 4 – Closure
6.6

The purpose of the final stage, ‘Gateway 4: Project Closure’, is to evaluate the success of the
programme/project and record any lessons learned.

6.7

The project has Gateway 1 approval, and this has allowed the project to be progressed to the
current stage of development. Timing of the approval of other gateway stages is considered in
the project delivery plan.

6.8

The SIG stages are summarised below;

Governance
Town Deal Governance
6.9

The Workington Town Deal Local Assurance Framework outlines the Town Deal governance as
follows.
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6.10

Roles and responsibilities include:
ABC Executive:
•

• Approve projects based on recommendations following robust appraisals

ABC Regeneration and Investment Board:
•

• Act as the appraisal panel and review project appraisals to ensure consistency and
standards.

ABC Overview and Scrutiny Committee:
•

• Oversight role. Review / ‘call-in’ of Executive Decisions

ABC – assurance, delivery, monitoring and evaluation
Programme Director (Workington):
•

• Manage delivery of the Town Investment Plan, through staff and project teams

•

• Oversee project development, appraisal, approval and monitoring and verification

•

• Ensure effective operation of systems required by Accountable Body and Town Deal
Board

•

• Act as liaison to the Town Deal Board to allow provision of oversight

•

• Ensure observance of rules and regulation of grant funding

Programme Office:
•

• Ensure effective systems are established

•

• Monitor progress towards Town Investment Plan objectives, including regular
reviews/evaluation to assist the planning and strategic direction

•

• Regular returns and monitoring for projects

•

• Checking and verification of information
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•

• Production of reports/information for MHCLG, Accountable Body and other
stakeholders

•

• Maintain adequate records of expenditure/receipts, as per Accountable Body
requirements

•

• Maintain asset register/inventory

•

• Ensure preparation of annual audit of grant expenditure

•

• Produce written procedures (e.g. terms of reference for Board/groups, conflicts of
interest, appraisal and approval of projects, procedures handbook outlining
requirements, standard grant offer letter etc.)

•

• Ensure procurement activity is compliant with regulatory requirements

Project Governance
6.11

A Project Delivery Board will oversee project level activity and report on performance to the
Accountable Body. The Project Delivery Board will be chaired by the Project SRO and will
comprise of CCC, ABC and other key stakeholders representing interested parties and end users.

6.12

The Project Delivery Board’s remit is to:
•

Ensure management controls are in place to manage the project through to completion,
including contract management aspects;

•

Set the strategic direction of the scheme to ensure its objectives are met;

•

Be accountable for meeting scheme objectives;

•

Maintain appropriate channels of communication with and to escalate decisions as
necessary to the CCC Cabinet;

•

Provide the SRO with the technical information necessary to make key decisions on the
scheme;

•

Agree all scheme plans;

•

Approve budget and resources;

•

Promote coordination with other related programmes and dependent initiatives;

•

Monitor scheme progress & sign-off monitoring reports for onward submission to ABC as
Accountable Body;

•

Maintain and manage the Project Risk Register.

6.13

Secretariat support for the Project Delivery Board will be provided by CCC.

6.14

Senior Management support is also in place from Legal and Finance teams to ensure the scheme
is delivered in line with the outlined governance arrangements and within the identified budget.
Specific technical advice will be provided by procured external consultants.

6.15

Any significant changes to the details of the project, identified by the Project Delivery Board to
manage risk or address performance, will be reported in the first instance CCC SIG where
appropriate mitigations will be agreed. If required, deviation will then be reported to ABC as
Accountable Body through the agreed mechanisms.
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6.16

At this stage it is anticipated this will be through regular progress monitoring and claim
processes and if the deviation is significant, through any specified project change control
process.

6.17

An organogram illustrating the overall project governance structure is provided below.

Project Management
6.18

The TCM scheme benefits from a strong CCC governance structure, which has been refined over
recent years from lessons learnt on previous large scale multi-agent projects. The structures are
also central to robust decision making and underpinning scheme management processes.

6.19

The project will be included in CCC’s Capital Programme, managed in line with the Scheme
Management Toolkit. This uses Association of Scheme Management (APM) principles and has
been adapted to suit CCC’s governance structure for delivery of infrastructure schemes in the
Capital Programme.

6.20

The four lifecycle stages for the Scheme Management Toolkit are:
1. Initiate (Outline business case)
2. Define (Full business case)
3. Deliver (RAG reporting)
4. Close (Project closure)

6.21

These gateway stages are managed by CCC SIG processes.

6.22

The TCM project is currently at the initiation stage of project management. Following
confirmation of project funding, the project will progress to the definition stage and funding will
be included into CCC’s Capital Programme.

6.23

CCC’s Executive Director of Economy and Infrastructure oversees the delivery of the annual
Capital Programme. Schemes included in the Capital Programme are managed by the CPT.

6.24

A Programme Manager has been assigned from within the CPT to oversee the scheme. The
Programme Manager will be responsible for reporting to the Cabinet, strategic decision makers,
Project Board Accountable Body and Town Deal Board, ensuring all executive decisions are in
place in advance of works progressing.
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Project Plan
6.26

A summary of the project programme showing the key stages and milestones is shown in
Appendix H. The programme and project management approach are sufficiently flexible to
accommodate change if required and can be used in conjunction with the Risk Register to
anticipate, manage and mitigate risks as they occur.

6.27

The programme will be updated monthly and presented by the Programme Manager to the
Project Board.

6.28

The delivery team will adopt the Project Control Framework (PCF) as a defined structure for
managing the project lifecycle, which is used by the DfT and National Highways (formerly
Highways England) to manage the delivery of major schemes to meet customer aspirations in a
cost efficient and timely manner. The adapted framework focuses on what needs to be delivered
at each of the scheme stages:

6.29

•

Stage 1 - Options Identification;

•

Stage 2 - Option Assessment (OAR);

•

Stage 3 - Statutory Process (Planning Period, Orders, Public Inquiry);

•

Stage 4 - Construction Preparation (Detailed Design);

•

Stage 5 - Construction period, commissioning and handover;

•

Stage 6 – Project Closeout.

To date, Stages 1 and 2 have been delivered by CCC in 2021 with input by WSP consultants, who
carried out technical work to progress the scheme through options identification and selection,
traffic modelling and economic impact assessment to enable development and submission of
this FBC.
Stage 3 - Preliminary Design & Statutory Processes

6.30

Stage 3 tasks will progress the scheme from concept design to preliminary design. This is vital to
the project’s overall deliverability involving workshops with stakeholders and further
development of project details to enable the production of the final project plan and confirmed
project budget.

6.31

Stage 4 will be procured and delivered through the first stage of a two-stage D&B contract,
procured through the CCC Capital Works Framework.

6.32

Splitting the work into several contracts may enable CCC to progress different elements at
different times as required to maintain the overall programme, whilst enabling flexibility to
address issues and interdependencies.

6.33

Stage 4 will involve Temporary Traffic Regulation Orders (TTROs) to facilitate work on the public
highway. These will need to be applied for and legally advertised by CCC as the local highway
authority.

57

Page 204

Stage 2 Business Case - Workington - Connectivity

6.34

Assessment of Planning requirements will be undertaken, although proposed works fall mostly
within permitted development of the local highway authority.
Stage 4 – Construction Preparation (Detailed Design)

6.35

The detailed design process effectively creates the pre-construction documentation. It will
incorporate changes required by the statutory processes such as any planning conditions or
amendments.

6.36

By this stage the project will sit within one or more D&B contracts, procured at the end of Stage
3/start of Stage 4. Splitting up of the project into separate delivery contracts can also ensure
contracts are attractive to the market and ensure some schemes can be accelerated to minimise
negative local impacts during implementation or to meet funding deadlines.

6.37

Production of works tender document(s) is a critical path element – it clearly defines the scope
of work, describes any unduly onerous risks, and transfers knowledge on any health and safety
concerns. This helps ensure the Contractor’s tendered price is sufficient to cover the entire
works, thereby increasing cost certainty for lead delivery organisations.

6.38

During this period, the Risk Register and Risk Management Plan will be continually updated and
reviewed to ensure all foreseeable risks are captured. Each risk will be assigned to the party best
able to manage that risk, with an associated mitigation strategy recorded. Activities considered
to be wholly within the contractor’s control will be identified as Disallowed Costs under the NEC
contract. This further incentivises the contractor to control their activities to ensure the project
is completed on time and to budget and reduces risk.

6.39

The Full Business Case (FBC) will also be delivered through Stage 4, updating the information
presented in this Business Case to provide all the necessary and time-critical information for an
internal investment decision. It will form a key element of the SIG Assessment Review, prior to
the construction contract being awarded. This is the last decision point for the Council to commit
the resources to construct the scheme.
Stage 5 - Construction

6.40

Stage 5 represents the main construction works activities and will be delivered by the D&B
Contractor(s). All contracts will be administered by the Programme Manager.
Stage 6 – Close Out

6.41

Stage 6 represents completion of the scheme and adoption of the asset by the Local Highway
Authority for ongoing management and maintenance.

58

Page 205

Stage 2 Business Case - Workington - Connectivity

Project Plan
6.42

A summary of the key project milestones is provided below. The full project plan can be found in
Appendix H.

6.43

The programme is sufficiently flexible to accommodate changes to in scheme delivery progress
and provides full visibility with respect to performance. It can be used in conjunction with the
Risk Register to anticipate, manage and mitigate risks as they occur.

Delivery Experience
6.44

CCC has a strong track record in the delivery of highway schemes; details of recent schemes are
given in the table below.

Scheme

Infrastructure
Recovery
Programme

Description

Date

Major programme of repair
and replacement to the
county’s roads and bridges
2016 –
following unprecedented
ongoing
storm damage in November /
December 2015
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D&B?
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Y
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Carlisle Southern
Link Road

New highways link to enable
delivery of St Cuthbert’s
Garden Village

New highways link to support
Carlisle Northern
employment growth to the
Development Route
north of the city
South Ulverston
Highway
Improvements

Package of junction
improvements and new
access

2015 –
ongoing

NEC 3
(various
options)

Y

£112m

2012

PFI

Y

£70m

Y

£4.5m

2016 –
NEC Option B
ongoing

Risk Management
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Underground utility re-routing

Unknown Ground Conditions

Contractor Price Increase
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Project Constraints and Dependencies
6.55

In a programme of this scale and nature, there are a number of recognised constraints and
dependencies.
Members Approval

6.56

As CCC are project sponsor and responsible for project delivery, CCC’s elected member approval
will be required at the key milestones shown below.

6.58

Throughout the process, as defined through the project plan, local Elected Members from both
authorities are included as part of the project governance structure and are fully supportive of
the scheme.
Key Milestone

Responsibility

SIG Gateways 2 and 3 - approval of funding
terms and conditions and inclusion into the
Council’s Capital programme

CCC – Associate Director and Cabinet

Traffic regulation orders (TRO)

CCC, Allerdale Local Area Committee.

Contract award (Key Decision as value
anticipated to be over £500K)

CCC - Officer delegated decision in
conjunction with lead member support.

Links to other projects
6.59

The Town Deal includes a package of projects to regenerate Workington. Although none of the
projects are directly linked, the proposed Innovation Centre and the Sports Village will both be
delivered in proximity to the planned TCM schemes.

6.60

The Programme Manager will work directly with the respective leads for these other projects to
ensure mutual issues, risks and timetabled works are aligned as far as possible. This approach
will also consider aligned communications if the need arises.

Stakeholder Management
6.61

Consultation with key stakeholders undertaken during the development of the project has
informed the preferred option.

6.62

Various techniques have been used to manage stakeholder engagement and regularly share
information including:
•

Monthly project delivery group meetings;
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•

Meetings with Allerdale Borough Council officers;

•

Presentations to CCC and Allerdale BC members;

•

Liaison with Workington Town Council;

•

Liaison with the local MP

6.63

The stakeholder management process has been overseen by the Project Board and the Town
Deal Board to maintain the efficiency and effectiveness of the stakeholder engagement activities
as the project developed.

6.64

A Stakeholder and Communications Plan is appended to the Business Case.

Monitoring & Evaluation
6.65

As part of the Towns Fund requirements, MHCLG have provided a set of mandatory inputs,
activities, and outputs that each project is required to report on. Any further indicators most
suited to the project are optional.

6.66

The reporting of data will be used by MHCLG to understand and manage performance across the
fund. Using the indicators set out in the Towns Fund guidance, which include clear definitions
and consistent metrics which will allow for open conversations on performance throughout the
programme lifecycle. ABC, as the Local Authority, will be responsible for formally reporting
twice.

6.67

The monitoring process will involve:
•

Assembling baseline data

•

Tracking project activity against milestones, working with appointed contractors

•

Regular monitoring of expenditure and output indicators

•

Collecting and analysing secondary data to track progress on outcomes

6.68

The Monitoring and Evaluation (M&E) plan below sets out the expected benefits of the project
and the way in which these benefits will be planned for, tracked and realised through project
implementation. It also sets out how they will be monitored and measured.Project inputs,
outputs, outcomes and impacts have been identified with reference to a theory of change model
within this business case and based on the best available data, input from specialist consultants
and the past experience of the Project Team.

6.69

Monitoring of overall impacts will be carried out internally by ABC in line with their role as
accountable body for the scheme. Project outputs will be monitored by CCC, who will:
•

Collect relevant baseline data to benchmark performance;

•

Identify milestone dates for completion of key project activities and monitor progress
against these dates, working with the appointed contractor.

•

Carry out systematic monitoring of relevant indicators on expenditure and the project
outputs.

A summary of the Monitoring and Evaluation Plan for the TCM is summarised below.
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Table 6.0 Monitoring Methodologies for Outputs and Outcomes
Output/Outcome
Agreed Project Definition
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The total amount spent on project
delivery by project
- This is the total money spent, of the
money received from the Towns Fund or
£ spent directly on
Future High Street Funds, by lead
project delivery (either
authorities or their implementing
local authority or
partners (in the case where they are not
implementation
delivering the project themselves)
partners)
- Spent means total amount of money
spent on project delivery per 6 months,
including revenue and capital
expenditure (please split these out)
Amount of public
The sqm of public realm that has been
realm improved
improved
- 'Public realm' means the space between
and within buildings that is publicly
accessible, including streets, squares and
forecourts
- This indicator should not count parks and
greenspace, for which there is a distinct
and separate indicator
- 'Improved' means adding, renovating or
repairing facilities with the aim of creating
better public space. It does not include
maintenance of existing facilities.

Data to be
collected
£
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Tool/Method of
collection
Evidence of expenditure

Frequency of
collection
Every 6
months

Responsible
Owner
Allerdale
Borough
Council

Monitoring form signed by
the Local Authority
transport manager or scale
plans and visual inspection
on completion and tender
documents. Reported via
highways colleagues based
on the agreed business
case approved for the
scheme

Every 12
months

Cumbria
County
Council
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Output/Outcome

Agreed Project Definition

Total length of
pedestrian paths
improved

The km of pedestrian ways with
improvements completed
- Improved means the capacity or quality
of the pedestrian (including beautification
and illumination) was improved. This
excludes routine maintenance of
pedestrian ways.
- completed means the pedestrian way is
fully operational and open to the public

Data to be
collected
Km of
pedestrian
way

Tool/Method of
collection
Monitoring form signed by
the Local Authority
transport manager or
scale plans and visual
inspection on completion
and tender documents.
Reported via highways
colleagues based on the
agreed business case
approved for the scheme

Frequency of
collection
Every 12
months

Responsible
Owner
Cumbria
County
Council
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# of temporary FT jobs
supported during
project
implementation

The total number of individuals employed
to deliver the investment (over the whole
project period)
- Individuals employed means unique
individuals who were employed for a
period of time to deliver the project.
These individuals cannot be counted
more than once.
- Delivery means construction,
coordination, managing, and other work
related to the successful implementation
of the project

Count
(number)

Monitoring form signed by
the Section 151 Officer,
confirming the job
numbers created

Every 12
months

Allerdale Borough
Council

Automatic / manual
counts of pedestrians
and cyclists (for active
travel schemes)

MHCLG will only request this data where
an LA already has access to it or intends
to get access as part of their own
ongoing monitoring activities. Where
this is the case, MHCLG welcomes a
discussion with the LA to understand the
nature of the data and to agree a route

Footfall data
/ retail
vacancy data

To be confirmed through
discussions with MHCLG

Every 12
months

Allerdale Borough
Council
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Output/Outcome

Agreed Project Definition

Data to be
collected

Tool/Method of
collection

Frequency of
collection

Responsible
Owner

forward that will strengthen the
programme evaluation whilst also
minimising the burden on the LA.
The sqm of public realm that has been
improved
- 'Public realm' means the space
between and within buildings that is
publicly accessible, including streets,
squares and forecourts
- This indicator should not count parks
and greenspace, for which there is a
distinct and separate indicator
- 'Improved' means adding, renovating
or repairing facilities with the aim of
creating better public space. It does not
include maintenance of existing
facilities.

Total length of
pedestrian paths
improved

The km of pedestrian ways with
improvements completed
- Improved means the capacity or quality
of the pedestrian (including
beautification and illumination) was
improved. This excludes routine
maintenance of pedestrian ways.
- completed means the pedestrian way is
fully operational and open to the public
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Amount of public
realm improved

Sqm of public Monitoring form signed by
realm
the Local Authority
improved
transport manager or
scale plans and visual
inspection on completion
and tender documents.
Reported via highways
colleagues based on the
agreed business case
approved for the scheme

Km of
pedestrian
way
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Monitoring form signed by
the Local Authority
transport manager or
scale plans and visual
inspection on completion
and tender documents.
Reported via highways
colleagues based on the
agreed business case
approved for the scheme

Every 12
months

Cumbria County
Council

Every 12
months

Cumbria County
Council
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Ensuring GDPR Compliance
6.70

CCC supports the objectives of the UK General Data Protection Regulation (UKGDPR) and Data
Protection Act 2018 (DPA) and seeks to ensure compliance with this data protection legislation.
The processing of data by the council is essential to services and functions and will often involve
the use of personal and/or ‘special category’ personal data. Compliance with the data protection
legislation will ensure that such processing is carried out fairly and lawfully.

6.71

The purpose of the UKGDPR Compliance policy is to ensure that the provisions of the UKGDPR
and DPA are adhered to whilst protecting the rights and privacy of living individuals.

6.72

CCC has data storage and document retention policies in addition to the UKGDPR Compliance
policy, included within the Data Quality Policy and Information Security Policy."

6.73

A raft of supporting documents is appended with this report, including UKGDPR Compliance
Policy, Information Security Polity and Data Quality Policy (Appendices I through P).
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DISCLAIMER AND LIMITATIONS OF USE
This Report was prepared for Cumbria County Council ( the “Client”) by WSP UK Ltd. (“WSP”) and Hatch Associates
(“Hatch”) based in in part upon information believed to be accurate and reliable from data supplied by or on behalf
of Client, which Hatch has not verified as to accuracy and completeness. Hatch has not made an analysis, verified
or rendered an independent judgement as to the validity of the information provided by or on behalf of the Client.
While it is believed that the information contained in this Report is reliable under the conditions and subject to the
limitations set forth herein, Hatch does not and cannot warrant nor guarantee the accuracy thereof or any
outcomes or results of any kind. Hatch takes no responsibility and accepts no liability whatsoever for any losses,
claims, expenses or damages arising in whole or in part from any review, use of or reliance on this Report by parties
other than Client.
This Report is intended to be read as a whole, and sections should not be read or relied upon out of context, and
any person using or relying upon this Report agrees to be specifically bound by the terms of this Disclaimer and
Limitations of Use. This Report contains the expression of the professional opinions of Hatch, based upon
information available at the time of preparation. Unless specifically agreed otherwise in Hatch’s contract of
engagement with the Client, Hatch retains intellectual property rights over the contents of this Report.
The Report must be read in light of:

•

the limited readership and purposes for which it was intended;

•

its reliance upon information provided to Hatch by the Client and others which has not been verified by
Hatch and over which it has no control;

•

the limitations and assumptions referred to throughout the Report;

•

the cost and other constraints imposed on the Report; and

•

other relevant issues which are not within the scope of the Report.

Subject to any contrary agreement between Hatch and the Client:

•

Hatch makes no warranty or representation to the Client or third parties (express or implied) in respect of
the Report, particularly with regard to any commercial investment decision made on the basis of the Report;

•

use of the Report by the Client and third parties shall be at their own and sole risk, and

•

extracts from the Report may only be published with permission of Hatch.

It is understood that Hatch does not warrant nor guarantee any specific outcomes or results, including project
estimates or construction or operational costs, the return on investment if any, or the ability of any process,
technology, equipment or facility to meet specific performance criteria, financing goals or objectives, or the
accuracy, completeness or timeliness of any of the data contained herein. Hatch disclaims all responsibility and
liability whatsoever to third parties for any direct, economic, special, indirect, punitive or consequential losses,
claims, expenses or damages of any kind that may arise in whole or in part from the use, review of or reliance upon
the Report or such data or information contained therein by any such third parties. The review, use or reliance
upon the Report by any such third party shall constitute their acceptance of the terms of this Disclaimer and
Limitations of Use and their agreement to waive and release Hatch and its Client from any such losses, claims,
expenses or damages. This Report is not to be referred to or quoted in whole or in part, in any registration
statement, prospectus, fairness opinion, public filing, loan agreement or other financing document.
Readers are cautioned that this is a preliminary Report, and that all results, opinions and commentary contained
herein are based on limited and incomplete data. While the work, results, opinions and commentary herein may
be considered to be generally indicative of the nature and quality of the subject of the Report, they are by nature
preliminary only are not definitive. No representations or predictions are intended as to the results of future work,
nor can there be any promises that the results, opinions and commentary in this Report will be sustained in future
work. This Disclaimer and Limitations of Use constitute an integral part of this Report and must be reproduced
with every copy.
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EXECUTIVE SUMMARY
INTRODUCTION
This business case sets out the rationale for requesting £4.5 million of Town Deal funding for
remediation of land within the Port of Workington (PoW) and Oldside areas as well as
provision of infrastructure to facilitate intermodal commodity handling
within the PoW. The business case is based on HM Treasury Green Bookcompliant guidance with a clear focus on the strategic rationale for the project (conforming to
the updated Green Book guidance and the levelling up agenda) as well as the economic case
for the project.
The project is of critical importance as both the remediated land and intermodal facility will
unlock a series of economic activities that are currently being prevented due to clear market
failure.
A summary of the five cases that form the overall
business case is provided below.
STRATEGIC CASE
Enabling investment from Town Deal would help to
facilitate this vision of creating a distinct economic opportunity strongly aligned to West
Cumbria's sectoral strengths with wider investment opportunities. Through the remediation
of land and the provision of intermodal infrastructure, downstream outputs will be unlocked
and facilitated in the short, medium, and long term.
The proposals closely align with several national policies such as the Ten Point Plan for the
Green Industrial Revolution and the national port-related Maritime 2050. Regionally and
locally, the proposals align with Transport for the North’s Strategic Transport Plan, Cumbria
Local Industrial Strategy, Cumbria Recovery Strategy and Allerdale Recovery and Growth
Strategy.
The following SMART objectives apply to the vision to provide suitably remediated land and
infrastructure to facilitate downstream development:
•
•

•
•

Specific - the funding will support land remediation work to unlock inward investment
whilst also creating an ‘intermodal hub’;
Measurable - 1) there will be a well-defined series of outputs with respect to
remediated land and infrastructure and 2) the final downstream activities unlocked by
initial investment will be measurable outcomes, such as the number of new jobs and
environmental benefits associated with modal transfer from sea and road to rail;
Achievable - the proposals are achievable given the extent of ground remediation and
infrastructure works proposed, in the context of investigation and planning work that
has already been undertaken;
Realistic - the scope of works is realistic and relevant to the ultimate vision of
delivering new warehousing, an ‘intermodal hub’ and other economic activities at PoW
and Oldside and;
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•

Time-bound - the works can be delivered in a timely manner within defined
timescales, as required by end-user companies actively seeking suitable land.

ECONOMIC CASE
Four principal options have been considered:

• Option 1 – Do Nothing: no investment is secured and the enhancements to PoW and
remediation to Oldside does not take place.
• Option 2 – Do Minimum:

• Option 3 – Medium Remediation (‘Preferred Option’):
o

• Option 4 – Do Maximum: this ‘full scope’ option comprises:
o

The economic benefits considered cover the elimination of negative land values (following
the remediation of land), PoW trade-related benefits (attributable to the intermodal facility)
and downstream employment-based impacts (attributable to the inward investment facilitated
by Town Deal remediated land). These are based on ‘additionality’ principles to reflect the
extent that the benefits can be attributed to the various elements of the project. Based on
additionality, the benefits for the Preferred Option (Core Scenario with Low additionality) are:

All economic costs are also subject to the application of risk and contingency /
project management (PM) costs and optimism bias (OB).
For the Preferred Option, the economic costs are:
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This means that total economic costs (with OB) are £5.4 million.
With respect to the Value for Money (VfM) assessment, the Preferred Option generates a
Benefit Cost Ratio (BCR) of 2.0. This indicates High VfM.
Sensitivity tests have also been undertaken based on the Preferred Option with additionality
for downstream employment based GVA impacts increased to Medium and High
assumptions respectively. These tests generate BCRs of 3.1 and 5.0.
FINANCIAL CASE
The financial costs of the project are the same as those for the Economic Case except that
for the Financial Case, OB is not included. By excluding OB, the total financial cost of the four
elements identified above
is £4.5 million. This is the total financial ‘ask’ associated with the
Town Deal business case (100% of the £4.5 million ‘ask’ will be sought from Town Deal
funding).
The profile of this financial expenditure is:
•
•
•

2021/22: £542,679;
2022/23: £1,786,601; and
2023/24: £2,170,561.

Financial revenues will accrue from additional trade and cargo handling at PoW, with the
potential to generate rental income from property lettings at Oldside.
The key financial risks are:

These risks will all be suitably mitigated.
COMMERCIAL CASE
The proposed commercial delivery model will comprise Allerdale Borough Council (‘ABC’)
being responsible for commercial delivery at the Oldside site with Cumbria County Council
(‘CCC’) responsible for the commercial delivery of the works and downstream activities at the
PoW. Whilst each Council will be responsible for commercial delivery of works and activities
at each respective site, the commercial delivery model will also be based on close
collaboration.
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At the Oldside site ABC has been actively undertaking market testing with potential end user
companies for a considerable period of time.
The main barrier preventing investment is the absence of
viable, remediated land.

Contractual arrangements will reflect the different ownerships of the key land areas. ABC will
put in place an appropriate arrangement at Oldside to facilitate investment-related activities.
This arrangement could involve the Allerdale Investment Partnership.
Individual project risks will be allocated to each respective
Council. Mitigation of risks may be achieved by procuring services. Risks relating to the
delivery of the overarching business case will be managed by the Project Board.
The primary components of the project
will be procured via standard mechanisms such as a two-phase Design and Build (D&B)
approach involving a Principal Contractor delivering the entirety of agreed works with
specialist designers and subcontractors being utilised as required. Phase 1 will cover Design
work and Phase 2 will cover the remediation works, with a ‘Gateway’ approvals process
adopted by each Councils at key stages
Procurement will be made through existing framework agreements such as CCC’s
Professional Service Framework (PSF), within covers several procurement routes, including
architecture and engineering, and a Capital Works Framework (CWF).
ABC also has the option of working with the Allerdale Investment Partnership as a delivery
partner in accordance with ABC’s governance arrangements.
MANAGEMENT CASE
Whilst the business case has been presented as a holistic scheme-wide approach to
delivering on the shared ambition for PoW, the management and delivery of the business
case is split into two distinct projects due to land ownership:
• Project A: Infrastructure enhancements at the PoW to be delivered by CCC as owner
of PoW.
• Project B: Remediation of the Oldside site to be delivered by ABC.
A simple illustration of the governance structure is shown below.
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Workington Town Deal
Board
Port Enhancements

Harbour
Management
Committee

Cumbria County
Council

Oldside Site

GFA

Town Deal
Accountable Body
Programme Management
Office

MOU

Allerdale
Borough Council

Strategic
Investment
Group

Project Delivery
Team

Project Board

Project Delivery
Team

The Project Board will bring together both the PoW and Oldside projects and will provide the
strategic and corporate direction of the overarching aims and objectives of the business case.
The Project Board will meet on a monthly basis and will consist of representatives from CCC
(including PoW management), ABC (in respect of project delivery), ABC (as Town Deal
accountable body), and other key stakeholders as appropriate.
Both Councils have a clear governance and decision-making process as set out in the
respective Council Constitutions and both CCC and ABC have extensive experience of
delivering large capital schemes.
The project schedule will comprise a phased approach looking to correlate land remediation
and development in line with the RIBA-approved stages of project design and development.
Principal stages to include Initial and Outline Designs (as informed by relevant third-party
surveys), Full Design, Remediation Works and Completion and Handover.
A Risk Management Matrix will be utilised and maintained with full mitigation efforts listed
and opportunities identified. Mitigations include efficient resourcing plans related to the
agreed programme and legal notification backed up by physical security efforts to prevent
future transgressions.
Opportunities will be initially identified through the Risk Management Matrix and subsequently
by Board Management Processes. Opportunities will be designed into the programme where
relevant. The two Councils will also look to gain advantages through construction technology
improvements and operational and process benefits, as identified with stakeholders.
TFDP Stage 2 – Business Case Template
Port of Workington Logistics and Clean Energy Hub

Page 226

8

This project will utilise
these existing arrangements. The Project Board will engage with other key stakeholders as
required and identified in the Stakeholder Management and Communications Plan.
For benefits monitoring and evaluation, the Councils will manage a benefits register
showing the impacts of the development as a direct result of the Town Deal Funding.
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INTRODUCTION
INTRODUCTION
This business case clearly sets out the rationale for providing £4.5 million of Town Deal
funding to cover the remediation of areas of land within the Port of Workington (‘PoW’) and
Oldside areas as well as provision of infrastructure to facilitate intermodal commodity
handling
The business case has been based on HM Treasury Green Book-compliant ‘five case’
guidance with a clear focus on the strategic rationale and the economic case for the project
(conforming to the Levelling Up agenda). The financial, commercial and management cases
also address how the project will be procured, delivered, and managed.
THE PROJECT
The project essentially covers funding for two key elements of works: 1) remediation of land
at both the PoW and at Oldside and 2) provision of an intermodal handling facility
These works are of critical importance as they will unlock a series of activities that are
currently being prevented by clear market failure. This market failure involves unremediated
land being unviable for inward investment and undeliverable to end users, despite strong
market interest in the PoW and Oldside sites.

By providing the theory of change-based inputs to the process, the Town Deal funding will
resolve the current market failure and based on extensive market testing and stakeholder
consultation undertaken to date, various positive outputs and outcomes will be unlocked.
These will align with several local, regional, and national objectives such as the promotion of
sustainable transport solutions, and support for ‘clean energy’ initiatives and the generation
of higher value employment opportunities in an area that has historically suffered from
deindustrialisation and high levels of deprivation.
THIS BUSINESS CASE
The business case is structured to cover the following five cases:
•
•

Strategic Case: this sets out the rationale for the funding. There is a strong focus on
the case for change and the extent of market failure, with coverage of the how the
project aligns with several regional and national objectives;
Economic Case: this sets out the different options that were considered and why the
Preferred Option was selected. The methodology used to calculate economic benefits
is described alongside how the economic costs were developed. The Economic Case
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•
•
•

also shows the Value for Money (VfM) categorisation for the Preferred Option and
describes the results of sensitivity testing;
Financial Case: this sets out the financial costs and the financial ‘ask’ being requested
from Town Deal funding. Financial revenues are also covered as is the ‘profiling’ of
the financial costs over three financial years;
Commercial Case: this sets out all the proposed commercial arrangements and how
the project will be procured by both Councils; and
Management Case: this covers how the project will be managed and delivered. Key
aspects of the management case include the Project Board and how the overall project
delivery phase will be managed and how risks will be recorded, monitored, and
mitigated.
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STRATEGIC CASE
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1. STRATEGIC CASE
INTRODUCTION
1.1.

The Strategic Case for this Town Deal business case sets out why funding is needed
to bring forward opportunities at the Port of Workington (‘PoW’) and Oldside:

1.2.

The aims and objectives of the project cover the following:
•

The funding of remediation of land at Oldside will facilitate inward investment and
the generation of much-needed new employment opportunities; and

•

The remediation of land at PoW and provision of a hard-standing area
will facilitate modal shift from road to rail and to support
the role the port plays within the local economy.

Figure 1.1: Port of Workington (Oldside in Background)

TFDP Stage 2 – Business Case Template
Port of Workington Logistics and Clean Energy Hub

Page 231

13

BACKGROUND
The Port of Workington and Oldside
1.3.

PoW and Oldside are located to the immediate north of the River Derwent in
Workington. It is a municipal port owned by Cumbria County Council (‘CCC’) and
supports a variety of local businesses. The principal cargo handling facility is located
at the Prince of Wales Dock with both bulk and container handling equipment.

1.4.

To the immediate north of PoW is the former industrial site of Oldside. This is owned
by Allerdale Borough Council (‘ABC’). This area of lank is brown field and is currently
available for development supported by an allocation with the Allerdale Local Plan.

1.5.

Access to PoW and Oldside by road vehicles is over Siddick Bridge crossing the
Cumbrian Coast Railway Line; the bridge structure was replaced in 2021 with the new
bridge providing increased capacity and connectivity. From the bridge, the PoW
benefits from good strategic road links to the A595, A66 and A596 and onwards to
the M6. The port also benefits from rail connected docks, sidings and direct
connection to the Cumbrian Coast Line which connects to the West Coast Mainline
at Carlisle and Carnforth.
Figure 1.2: Port of Workington Location

1.6.

Both PoW and Oldside sites are key assets offering the infrastructure and land that,
with investment, can play a strong role in driving ‘clean growth’, economic opportunity
and decarbonisation within the local economy.
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1.7.

VISION AND OBJECTIVES
1.14.

The vision is of a thriving port supported by excellent intermodal facilities that will
provide a platform for wider economic growth centred on clean energy and logistics.
This in turn will be complemented by investment at Oldside, thus enabling PoW and
Oldside to become a recognised hub for economic activity and clean energy in the
region.

1.15.

The objective of the Town Deal funding is to provide suitably remediated land and
infrastructure to facilitate downstream development at both PoW and Oldside. This
project has the potential to achieve the following ‘SMART’ goals and objectives:
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•

Specific: the funding will specifically support the necessary land remediation
work to sufficiently de-risk the Oldside site in order to unlock inward investment
for site servicing and the development of employment space. The funding will
also bring about site remediation and creation of an ‘intermodal hub’ area

•

Measurable: the proposals and outputs covered by this business case are
measurable in two ways: 1) the works to be funded by the Town Deal will be
measurable in the sense that there will be a well-defined series of outputs with
respect to remediated land and infrastructure and 2) the final downstream
activities unlocked by the initial investment will also be measurable as outcomes.
These will cover the new employment opportunities generated, the additional
Gross Value Added (GVA) associated with these opportunities and the modal
shift from road to rail and shipping supported by the improved rail handling
facilities.

•

Achievable: the proposals and activities to be supported by the Town Deal are
achievable given the extent of ground remediation and infrastructure works
proposed – the majority of the latter comprising the readily achievable objective
of developing the hard standing cargo handling facilities

•

Realistic: the scope of works to be funded by the Town Deal is also realistic and
relevant to the ultimate vision of delivering new warehousing and other economic
activities at PoW and Oldside; and

•

Time-bound: the works to be supported by the Town Deal can be delivered in a
timely manner within defined timescales and will be scheduled such that the work
is completed within the timescales required by those companies actively seeking
suitable land on which to put in place their various proposals (including new
warehousing and storage space).

POLICY ALIGNMENT
1.16.

There is a need for Town Deal funding as the developments at PoW and Oldside,
facilitated by remediated land and infrastructure. These proposals closely align to
several national and regional policy objectives.

Ten Point Plan for Green Industrial Revolution
1.17.

Published in November 2020, the “Ten Point Plan” sets out the Government’s
aspirations surrounding the role of decarbonisation in supporting economic growth,
decarbonisation and Levelling Up.

1.18.

Central to this is a strong focus on innovation, ensuring the UK is at the forefront of
technological change and decarbonisation, noting the importance of the wind and
nuclear sector in this respect; but also, the need for freight and logistics to be more
efficient in supporting clean growth.

Transport for the North Strategic Transport Plan
1.19.

Transport for the North’s Strategic Transport Plan sets out a clear vision transport
across the north of England, in particular its ability to drive inclusive growth and the
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wider levelling up of the economy. Freight and the role of Ports is identified as integral
to the strategy within the plan with it giving clear support for the role of intermodal
facilities and last mile connectivity at Ports.
1.20.

Supporting the port of Workington it highlights the importance of improving the local
road network to together with the Cumbrian Coast Line as key gateways to Cumbria.

Maritime 2050
1.21.

The Maritime 2050 Department for Transport (DfT) strategy sets out ambitions for
ports to drive clean maritime growth with a focus on growing the role of ports as
economic drivers and gateways. In particular it gives emphasis to the importance of
improving infrastructure to secure and lock in change.

Cumbria Local Industrial Strategy
1.22.

The Local Industrial Strategy seeks to support inclusive growth within the County;
seeking to capitalise on productivity, innovation, and enterprise potential. In this
respect it highlights significant opportunities associated with the energy, nuclear and
advanced manufacturing sectors in West Cumbria and highlights the asset and
potential offered by ports in supporting change.

Workington Town Investment Plan
1.23.

The Workington Town Investment Plans presents a strategy to enable Workington to
assume the role for West Cumbria, building on the town’s assets and overcoming the
challenges that have held it back in the past. Underpinning this vision is a Strategic
Framework, set out in the Town Investment Plan, which has identified a series of longterm priorities for action over the next ten years; with these centred on:
•

1) diversifying the economy and clean growth,

•

2) building an enterprise culture,

•

3) attracting and developing the workforce and

•

4) revitalising Workington.

Draft Cumbria Transport Infrastructure Plan
1.24.

The draft plan sets a vision for improving transport and infrastructure in Cumbria. The
plan identifies ports as key assets for County; highlighting the contribution they make
to wider connectivity and economic performance. In this context, the draft plan also
promotes the improvement of port facilities alongside “last mile” connectivity
highlighting the importance of improving links between the Port of Workington and the
A66 together stronger integration with the rail network.

Cumbria Recovery Strategy
1.25.

The Strategy covers all of Cumbria and has been developed the Strategic Recovery
Group for Cumbria. The Group has been developing the Strategy since June 2020
and under the ‘Prosperity’ theme, there is a need to respond to the Government’s
“Build Back Better: our plan for growth” policy and ensure that this is built on
Cumbria’s competitive advantages and improved access to services. The strategy

TFDP Stage 2 – Business Case Template
Port of Workington Logistics and Clean Energy Hub

Page 235

17

seeks to build on exiting sectoral strengths to drive inclusive growth that can benefit
all residents. The Group will also work with key business sectors, such as advanced
manufacturing to implement recovery plans.
Cumbria Coastal Strategy
1.26.

Produced in April 2020, CCC has worked with the Cumbria Coast Protection
Authorities, the Environment Agency, and other organisations to develop this strategy
for the future management of the coast from Arnside to the Scottish Border. From the
perspective of the Town Deal funding request, Policy 11e3 (Workington to Maryport)
emphasises the importance over the next ten years of allowing the area in the vicinity
of PoW to function as naturally as possible whilst assessing the potential
contamination risk from former industrial sites.

The Allerdale Local Plan
1.27.

Part 1 of the Local Plan was adopted in July 2014 and sets out a clear vision of what
ABC wants to achieve as Local Planning Authority. Between 2011 and 2029,
Allerdale had a minimum requirement for 54 hectares of employment land.
Workington is identified as the principal service centre for employment. The aspiration
is that by 2029 Workington will have retained and enhanced its role as West
Cumbria’s principal commercial centre.

1.28.

Taking advantage of its port and rail links, the plan identifies the strategic importance
of the port and sets an ambition for Oldside to be a focus for major development and
will deliver a stronger employment base. Economy Policy SO3b also encourages the
development of business clusters and seeks to maximise the economic opportunities
identified in the West Cumbria Economic Blueprint and Implementation Plan and
ensure the timely improvement and delivery of essential infrastructure, such as PoW
to support economic growth. Policy SA36 (land north of the Port of Workington at
Oldside) covers 9.34 hectares suitable for B1, B2, and B8 uses whilst Policy SA37
(land at Oldside) covers 10.36 hectares and is again considered suitable for B1, B2,
and B8 uses.

Allerdale Recovery and Growth Strategy
1.29.

The Strategy has been developed against the rapidly changing COVID-19 pandemic.
Supporting this, the strategy identifies Clean Growth and the Low Carbon Economy
alongside the growth and future proofing of Allerdale’s manufacturing base to be key
priorities. Supporting this, the strategy highlights the opportunity for providing serviced
land at the Oldside site.

CASE FOR CHANGE
Summary of the case for change
1.30.

PoW is already an important infrastructure asset and generator of economic activity
in the area it has the potential to play a stronger role as an international gateway and,
building on west Cumbria’s sectoral strengths; to form a hub for clean energy,
industry, and logistics.
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1.31.

1.32.

1.33.

To achieve this role; there several future needs with these including:
•

The need to demonstrate to several different end users that there is suitable land
on which they can develop various facilities (including warehousing);

•

The need to ensure that the potential to make greater use of rail connectivity for
handling different types of commodities is maximised through the provision of
suitable infrastructure; and

•

The need to maximise the potential of PoW and Oldside as centres of economic
activity and growth that can support several local, regional, and national
objectives (covering Levelling Up, ‘green energy’ and sustainable,
environmentally friendly transport).

The barriers to achieving these objectives include the following:
•

1.34.

•

An absence of suitable remediated, prepared land on which developers can
construct various buildings and manufacturing plants, including warehousing and
green energy generation plants (such as biomass); and

•

Linked to the above, much of the land at PoW and Oldside is not viable from a
development perspective and unless this is rectified through suitable remediation,
the various downstream developments discussed throughout this business case
are unlikely to come forward. There is the risk that without intervention in the form
of the Town Deal supported infrastructure and land remediation, end users are
either unlikely to locate to PoW and Oldside.

The opportunities that will be presented by the Town Deal funding are as follows:
•

The funding and related works will demonstrate to the market that the sites at the
PoW and Oldside have the requisite commercial and development viability to be
considered as places suitable for investment;

•

The funding will resolve current instances of market failure and will enable the
PoW and Oldside to achieve their development potential.

•

The funding will help to support activities such as land remediation and other
preparatory infrastructure works – these will facilitate considerable downstream
investment as inward investors and end users will be provided with viable land on
which to develop and generate economic activity. These activities and the
additional employment generated will meet several local, regional, and national
objectives;
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NEED FOR INVESTMENT
1.35.

The PoW and Oldside are strongly positioned to delivery local and strategic policy
objectives; these fundamentally seek to support the role of ports and clean energy as
key tools to achieving inclusive economic growth.

1.36.

The Town Deal funding will be a crucial first step with respect to unlocking the
economic potential of PoW and Oldside. As well as much-needed additional
employment opportunities, the need for the project is reinforced by the environmental
benefits that the intermodal facility will generate via switching from road to rail haulage
and potentially increased use of shipping.

1.37.

Workington suffers from long-term socio-economic challenges that are currently
undermining its economic performance and the well-being of its residents.
Consequently new employment opportunities in high value sectors (such as the
nuclear and clean energy industries) unlocked by the Town Deal funding works will
represent a significant boost to the local economy and opportunities within it.

1.38.

Employment within Workington is concentrated in the public sector, retail trade and
manufacturing sectors at the present time. There are fewer high value-added
professional services employment opportunities relative to national and regional
averages and this induces a low wage / low service economy. There is also relatively
high dependence on a number of key employers (employing over 100 people) within
these sectors, thus introducing a degree of over-reliance on these employers and
vulnerability to future economic shocks and downturns where these employers could
be forced to reduce employment levels.

1.39.

Workington also experiences relatively high levels of deprivation with the following
summarising the position with respect to the latest (2019) Index of Multiple
Deprivation (IMD) data:
•

Over 56% of Workington’s population are in the top two most deprived deciles
with respect to overall IMD (overall IMD combines information to produce an
overall relative measure of deprivation. The domains cover 1) Income, 2)
Employment, 3) Education, 4) Skills and Training, 5) Health and Disability, 6)
Crime, 7) Barriers to Housing Services and 8) Living Environment);

•

Over 56% of the population are in the top three most deprived deciles with respect
to income deprivation (income deprivation measures the proportion of the
population in an area experiencing deprivation relating to low income);

•

Over 56% of the population are in the top two most deprived deciles with respect
to employment deprivation (employment deprivation measures the proportion
of the working-age population in an area involuntarily excluded from the labour
market).
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Figure 1.3: Index of Deprivation 2019

1.40.

The impacts of Covid 19 will have extenuated underlying challenges; unemployment
data has shown that the claimant count increased from 4.0% to 6.0% between March
and July 2020 whilst the greatest impacts of the pandemic were felt by those within
the most disadvantaged neighbourhoods.

1.41.

Together, PoW and Oldside have the potential to be a major hub of economic activity
in the area with Town Deal essential in this respect; facilitating the remediation and
preparation of land in line with defined needs:
•
This will facilitate
the handling and transhipment of a variety of bulk-type cargoes; this will support
the gateway role of the port; and
•
There is also evidence that the unlocking of key sites within PoW and at
Oldside (through appropriate remediation and preparation of land) will generate
downstream commercial and economic benefits once businesses decide to locate
to these sites within the port area.
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Port Opportunities
1.42.

By funding the hard-standing area
the Town Deal
financial support will enhance PoW’s ability
support greater intermodal connectivity. This aligns well with the Government’s
objectives of encouraging ports as local economic drivers and a wider drive to support
modal shift.

1.43.

1.44.
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•

Infrastructure Needs
1.46.
Without this infrastructure, the PoW’s ability to develop its role as
an intermodal hub in west Cumbria will not be realised.
1.47.

In particular there is a critical need to deliver remediated land that can allow the future
expansion of port operations and the provision of a new hard-standing area
This is an important facility for a number of reasons. It can be provided for
relatively low cost within a short timeframe and combined with the existing equipment
at the PoW (including mobile commodity handling equipment),
Such a facility has
already been proven to be successful elsewhere, e.g. at the Port of Tyne, and based
on the PoW’s discussions with rail operators and freight handlers, there is every
likelihood that it will succeed here.

Industrial Opportunities
1.48.

Land at Oldside is a long-established priority location for employment growth within
the Allerdale Local Plan.

1.49.

Offshore Wind: There will be significant opportunities for PoW as the UK Crown
Estate is running its next (and fourth) round of bidding for seabed rights in 2021/22.
Through Round 4, the Crown Estate is making 7 to 8.5GW of new seabed rights
available, including in the Irish Sea. Moreover, the Crown Estate has committed to
running the auction every two years through the 2020s with 4-8GW released in each
successive round. PoW has the potential to play a significant role in this because it
offers a prime location for offshore wind manufacturing whilst its key strengths include:

1.50.

•

1) strong connectivity by road, rail, and sea,

•

2) access to existing industrial and clean energy skills and expertise and

•

3) a good supply of publicly owned developable land.

CCC, ABC and CLEP intend to enable PoW to become a key centre for growth and
innovation within the UK’s growing offshore wind sector. If successful, this will make
a vital contribution to securing the net zero ambitions of the Government and 60%
domestic content in the offshore wind sector. It will also support the Levelling Up of
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the local economy with respect to the north-south divide and the geographical spread
of the wind sector, which is currently focused on the east coast of the UK. It will also
enable Workington, and Cumbria more broadly, to capture a higher proportion of the
economic benefits of offshore wind construction in the Irish Sea during the late 2020s
and 2030s.
1.51.

1.52.

The existing O&M facilities at PoW, close proximity to Irish Sea wind farms, the
availability of land and the existing employment base will make it an easier market to
enter. Therefore, investment in land remediation is critical as this will help to ensure
that PoW is ready to participate in the ‘boom’ in offshore wind construction in the Irish
Sea that is expected from the mid to late 2020s.

1.53.

Land Opportunities
1.57.

The new build supply of B2 and B8 accommodation has been limited within the local
area in the recent years. It is apparent that speculative commercial development can
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be a challenge, in the context of the overall viability situation. Based on current
market sentiment regarding reasonable returns, rents and yields are generally
insufficient to cover build costs. Consequently, and primarily due to unremediated
land, speculative commercial investment remains unlikely in this location. Supporting
this a Market Assessment Report provided as Appendix D to this business case.
1.58.

Against this background of market failure there is still ongoing demand for occupierled sector-specific space requirements, from Port-related activity, the energy sector
and from established local companies with the ability to grow. Where economic
growth can be tied to a specific commercial opportunity, developable land must be
made available to accommodate demand, otherwise businesses may ultimately
choose to leave the area. In relation to brownfield land at PoW and Oldside there is
the need to remediate and potentially service land before it can be classified as being
‘developable’. This investment in infrastructure is imperative to unlock this
development opportunity to facilitate the delivery of sustainable employment space.

How market failures and COVID-19 influence the case for change
1.59.

With respect to market failure, the key issue that PoW and Oldside currently face is
the absence of developable and remediated land that will give developers /
companies the commercial confidence to invest in the sites and put in place the
various industrial activities and operations that will benefit the local economy.

1.60.
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THE PROPOSED INVESTMENT
1.61.

The proposed investment comprises works to remediate land at specified sites within
PoW and Oldside,

1.62.

As part of the business case development process, four options have been evaluated.
These options are as follows:

1.63.

•

Option 1 – Do Nothing:

•

Option 2 – Do Minimum:

•

Option 3 – Medium Remediation:

•

Option 4 – Do Maximum:

Option 3 is the Preferred Option

Page 246

•

1.64.

1.65.

This means that the Preferred Option has been selected on the basis that it 1)
generates a funding ask within the potentially available budget and 2) that it meets all
the land and infrastructure requirements necessary to attain the Theory of Change
outputs and outcomes stages. Further details are provided in the Economic Case.
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STAKEHOLDERS
1.66.

1.67.

A large number of stakeholders were identified, and a stakeholder matrix was
developed which determined the form of engagement with the stakeholders. Four
groups of stakeholders were identified, following a thorough and robust sifting
process, during which stakeholders were categorised according to their anticipated
level of interest and likelihood of using PoW.

1.68.
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ECONOMIC CASE
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2. ECONOMIC CASE
INTRODUCTION
2.1.

This Economic Case sets out the ‘economic rationale’ for the intervention as well as
the methods used to derive key indicators such as the Benefit Cost Ratios (BCRs)
and Value for Money (VfM) category. Given the extent of market failure that is
currently observed at the Port of Workington (‘PoW’) and Oldside (with respect to
unremediated and hence unsuitable and unviable land for inward investment), the
Town Deal investment will unlock a series of developments that will generate a range
of economic and environmental benefits.

2.2.

The economic impacts are good examples of how the ‘Theory of Change’ works with
the four-step theory process applicable demonstrated below:
•

Inputs: this is the Town Deal funding / investment that will cover the land
remediation work as well as supporting infrastructure works;

•

Outputs: these are the items the Town Deal funding will deliver

•

Outcomes (early / medium term results): these will be the various
investments and activities unlocked by the Town Deal funded outputs; and

•

Impacts (long term results): these cover the longer-term impacts in the local
area, including additional employment and GVA impacts.

APPROACH TO ECONOMIC CASE
2.3.

This Economic Case has been developed in full compliance with HMG Treasury
Green Book guidance and comprises the following:
•

Establishment of the ‘Do Minimum’, ‘Do Maximum’ and ‘Preferred’ options;

•

Description of the modelling approach: this is compliant with Green Book and
Department for Levelling Up, Housing and Communities guidance on
‘additionality’ economic appraisal principles; and

•

Description of modelling parameters: covering modelling years, price base
assumptions, project evaluation period and discount rate assumptions (as
specified in the Green Book, e.g. standard public sector discount rate of 3.5%
per annum).

Options Assessment
2.4.

This project will support the realisation of the vision set out in the Workington Town
Investment Plan. There are six Critical Success Factors (CSFs) identified for the
project, these are:
•

CSF1: Delivery of an intermodal site at PoW.

•

CSF2: Remediation of land to unlock future developments at the Oldside site.

•

CSF3: Support green transport and green growth through a modal shift to rail.
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•

CSF4: Secure additional jobs at the Oldside site in Workington to support the
local economy.

•

CSF5: Create a hub of economic activity at PoW and the wider area.

•

CSF6: Affordability within the funding allocated from the Town Deal.

2.5.

The options for PoW and Oldside have been reviewed against these CSFs to ensure
they will support their realisation.

2.6.

Four principal options have been considered and these are described below:
•

Option 1 – Do Nothing:

•

Option 2 – Do Minimum:

•

Option 3 – Medium Remediation:

•

Option 4 – Do Maximum:

Selection of Preferred Option
2.7.

A RAG rating provides a qualitative assessment of how each of the options meet the
identified Critical Success Factors. Red indicates a poor alignment between the
proposed scheme and associated CSF, while green indicates a strong alignment
between the two.
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Table 2.1: Critical Success Factors vs Options

1

2

3

4

Do Nothing

Do
Minimum

Medium
Remediation

Do
Maximum

CSF1: Intermodal site
CSF2: Land
remediated
CSF3: Green
transport
CSF4: Job creation
CSF5: Hub of
economic activity
CSF 6: Affordability

2.8.

Option 3 is the preferred option and has been selected for the following reasons:
•

Deliverability: this option is the most deliverable with respect to the extent of
works required within the Town Deal funding ‘envelope’.

•

Cost effectiveness: The Preferred Option is the most cost effective with
respect to the funding required to remediate land and provide the necessary
infrastructure relative to the benefits of this option; and

•

Economic outcomes: based on the economic modelling described below
(with respect to project costs relative to out-turn benefits), the Preferred Option
demonstrates good Value for Money (VfM) and when combined with the strong
deliverability characteristics of this option and its cost effectiveness,
demonstrates that this is the clear option to take forwards and is therefore the
centrepiece of this Town Deal application.

Modelling Approach
2.9.

The modelling approach adopted is based on standard ‘cost benefit analysis’ (CBA)
and additionality principles. To ensure that all costs and benefits are assessed on an
equal basis, an Excel-based CBA model has been developed and this complies with
modelling best practice whereby all inputs, calculations and outputs are clearly
separated in the model.

2.10.

The model has been developed to offer full functionality with respect to testing
different options / scenarios with the general assumptions covering the following:

TFDP Stage 2 – Business Case Template
Port of Workington Logistics and Clean Energy Hub

Page 252

34

•

Appraisal period: this covers the ‘standard’ appraisal period of 30 years
(although shorter appraisal periods can be tested in the model, such as the 10
year ‘persistence’ period noted in additionality guidance);

•

Price base: all values are expressed in current (2021) values to ensure
consistency across all cost and benefit items throughout the appraisal period;
and

•

Discount rates: these conform to Green Book appraisal guidance with 3.5%
per annum being the standard rate used over an evaluation period of 30 years.

ECONOMIC BENEFITS
2.11.

The economic benefits of the project reflect the characteristics of PoW and Oldside
projects and the various impacts that the Town Deal funding will have with respect to
short term impacts (such as the provision of remediated, viable land for development)
and ‘downstream’ benefits such as the benefits of inward investment by those parties
demonstrating significant current interest in the sites.
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ECONOMIC COSTS
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VALUE FOR MONEY ASSESSMENT
2.30.

The Value for Money (VfM) assessment covers both the Benefit Cost Ratio (BCR) as
well as the VfM categorization. Based on the respective economic costs and benefits,
the Core Scenario BCR is 2.0 (shown in the table overleaf). Based on standard VfM
guidance, a BCR in excess of 2.0 demonstrates High value for money. This outcome
primarily reflects the impacts that end user investment will have once the land is
remediated and prepared for use. The Town Deal funding will thus solve this current
‘market failure’ that is preventing this investment taking place.
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NON-QUANTIFIED BENEFITS
2.31.

As well as the monetised benefits identified above, the Town Deal funding will support
the following wider benefits:
•

Support for various ‘green growth’ and ‘green energy’ initiatives (through
modal transfer from road to rail);

•

Support for the development of skills and higher value employment
opportunities at downstream developments such as those at the Oldside site;

•

Provision of facilities that will support PoW’s continued growth and importance
as a centre of economic activity in the region;

•

Demonstration to the wider market that land is being remediated and
infrastructure being provided so that inward investment is a now a realistic
commercial proposition; and

•

Demonstration to other strategic sectors (such as offshore wind) that
investment in PoW is now forthcoming and that PoW will continue to grow and
develop in the near future.

SUMMARY
2.32.

The Economic Case is based on the selection of the ‘Medium Remediation’ scenario
as the Preferred Option to take forward. This scenario is selected on the basis that it
meets several of the defined Critical Success Factors (CSFs) for the project whilst
also meeting the affordability target.

2.33.

As demonstrated in the Value for Money (VfM) assessment, the Preferred Option will
generate economic benefits in the form of land value gain (once the land has been
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remediated), trade benefits from the additional commodity movements facilitated by
the Town Deal-funded hard-standing and storage areas as well as the downstream
GVA benefits from additional Oldside at just one of the Oldside developments.
2.34.

The VfM assessment has also shown that a High VfM category can also be achieved
when low additionality assumptions are adopted for the impacts of the downstream
Oldside investments. With higher additionality assumptions adopted for the sensitivity
tests, significantly higher BCRs (and VfM categories) will be achieved.
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FINANCIAL CASE
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3. FINANCIAL CASE
INTRODUCTION
3.1.

This section provides a summary of the approach to the Financial Case as well as the
amount being sought for this Town Deal application and the source of this funding.
There is also a summary of the financial costs together with details of the funding
profile and financial revenues.

APPROACH TO FINANCIAL CASE
3.2.

The Financial Case is based on calculations of the amount being requested through
this Town Deal application.

3.3.

Based on these financial cost estimates, the total amount requested is set out in the
table below.
Type
Public sector

Source
Town Deal

Total Amount
£4.5m

COSTS
3.4.

A breakdown of the financials costs for all options can be found at Appendix E. The
financial costs for the Preferred Option comprise the following.
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3.6.
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FUNDING AND REVENUES
3.16.

The funding profile is set out in the table below.

3.17.

3.18.

This is reported in the Affordability Assessment section below.

AFFORDABILITY ASSESSMENT
3.19.

Although the project is not intended to be commercially self-standing (i.e. as explained
in the Strategic Case and the Economic Case, the objective is to provide funding to
leverage indirect, downstream investment), the project will ultimately generate a
positive financial cashflow. The cashflow will comprise the expected revenues
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generated by intermodal and cargo handling activities at the hard-standing and
storage areas, for example.
3.20.

The key stakeholders with respect to the successful financial performance of the
project include ABC, CCC, the PoW and the various companies associated with the
additional trade that will handled at the PoW once the hard-standing and storage
infrastructure is in place.

3.21.
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COMMERCIAL CASE
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4. COMMERCIAL CASE
INTRODUCTION
4.1.

The primary commercial objective of this Town Deal business case is to obtain
funding to remediate key areas of land at both the Port of Workington (‘PoW’) and
Oldside. This will de-risk commercial development and facilitate various downstream
investments and activities beneficial to the local and regional economy as well as the
environment.

4.2.

The funding will also enable the provision of a hard-standing area
. This will facilitate modal transfer of various bulk commodities from sea and
rod to rail and support freight growth.

4.3.
COMMERCIAL DELIVERABILITY
4.4.

The commercial deliverability aspects are as follows:

Proposed Commercial Delivery Model
4.5.

The model will comprise Allerdale Borough Council (‘ABC’) being responsible for
commercial delivery at the Oldside site, with Cumbria County Council (‘CCC’) and the
PoW responsible for the commercial delivery of the works and downstream activities
at the PoW land.

4.6.

Although each Council will be primarily responsible for commercial delivery of the
works and activities on their respective areas of land, the commercial delivery model
will also be based on close collaboration between the two Councils and the PoW. A
strong working relationship is already evident with respect to other projects in the area
such as the work undertaken on the recent Levelling Up Fund bid.

4.7.

Another example of this close collaboration is the recently completed enhancement
scheme for the Central Way Underpass in Workington. This forms part of a circa
£500k public realm enhancement scheme delivered by ABC and involving
improvements to the public highway and bridge structure owned by CCC. The
scheme was funded jointly by the Towns Fund Accelerated Funding Programme, ABC
and CCC and involved the reconfiguration of the highway to provide enhanced
footway and cycleway provision, improved lighting, and the installation of public
artwork.

4.8.

There is also strong political collaboration with ABC elected members forming part of
the Harbour Management Committee. Furthermore, several elected members sit on
both ABC and CCC.
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Existing Commercial Strategies of the Organisations
4.9.

The proposals subject to this Town Deal funding application align with the existing
commercial strategies of the two Councils.

4.10.

In consultation with the Harbour Committee, PoW and CCC, the new Vision
Statement reflects the following:
•

To continually improve the operations and attractiveness of PoW, creating
value for customers, new and existing, and providing sustainable economic
performance;

•

Providing operational excellence, value creation and sustainable development
supporting the current and future regional demand requirements; and

•

Meeting the operational needs of customers as a future-ready sustainable port
and gateway to the region.

4.11.

The Town Deal funding, if awarded, will help to support these commercial objectives
by enabling the remediation and preparation of key areas of land to meet the
requirements of investors who in turn will generate additional economic activity and
employment opportunities.

4.12.

The project contributes to several priorities and objectives of the ABC Strategy 20202030 and in particular the following:
•

A cleaner, greener Allerdale
o

•

•

Invest to grow
o

Use our asset portfolio to create new or different opportunities

o

Utilise key partnerships to stimulate growth

o

Work with partners on key economic sites and opportunities

Thriving towns and villages
o

•

Support businesses (through future provision of accommodation)

Resilient communities
o

4.13.

Use our assets to encourage green technology

Address inequalities (through improved job opportunities resulting from
future development of sites)

The project also aligns strongly with CCC’s Council Plan 2018-22 and in particular the
outcome of ‘The Economy in Cumbria is growing and benefits everyone’ and focuses
on the following activity areas:
•

Working with the LEP and others to promote sustainable growth with more and
better paid jobs in the county
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4.14.

•

Working in support of District Councils to ensure that the physical and social
infrastructure required to support their local plans.

•

Lobbying to secure improvements to those parts of the county’s infrastructure
which are the responsibility of others.

•

Focus our partnership working with other organisations on areas which have
the biggest impact on improving outcomes for people in Cumbria.

•

Focussing on commercial opportunities to improve outcomes

The project accords with the vision set out within CCC’s ‘Property Asset Management
Strategy 2020-2025’ and in particular:
•

4.15.

The principle to use land and buildings to stimulate development and growth
together with supporting local community needs and encouraging new
business to the area.

The project aligns with the objectives of Allerdale Borough Council’s Asset
Management Strategy to make the most of assets within the Council’s control
including through regeneration opportunities. This could involve the Council
undertaking activity directly or through different vehicles such as the Allerdale
Investment Partnership.

Market Testing
4.16.

Extensive market testing has already been undertaken.

4.17.

4.18.

4.19.
4.20.
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4.21.

The market testing has demonstrated that if the land is appropriately remediated and
made viable (via Town Deal funding),
will generate additional employment opportunities and economic
benefits.

Likely Contractual Arrangements

4.23.

Project Delivery / Availability of Appropriate Skills
4.24.

Given that ABC own the land at the Oldside site whilst CCC own the PoW, there will
be a separate approach to project delivery initially. The aim will be to adopt a unified
approach once initial activities have taken place with standard CCC and ABC delivery
processes being adopted.

4.25.

ABC can also access the CCC framework but also has access to a number of public
sector frameworks including the SCAPE framework which has previously been
utilised to deliver capital projects including the Workington Leisure Centre.

4.26.

These processes ensure that the appropriate skills for different tasks and activities
will always be available with appropriate support from consultants where these are
used for specific tasks based on the existing framework agreements that are in place.

Risks
4.27.
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PROCUREMENT STRATEGY
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Resourcing
4.41.
Social Value
4.42.

The nature of the remediation scheme as a catalyst for regeneration of PoW and
Oldside lends itself to delivering social value as an outcome. The reduced pollution
and blight associated with the remediated site and opportunities to support PoW and
the surrounding area by attracting businesses to Oldside and improving the rail
offering all aligned with the wider social value epitomised by the Town Deal agenda.

4.43.

CCC will seek to enhance the social value of the project through the use of local
suppliers within the procurement rules. CCC enables greater Social and Community
enhancement through several key workstream improvement programmes and
initiatives which now include greater use of apprentices, decarbonisation, and
rewilding. As a result, we will utilise apprentice project managers as part of the project
delivery team for managing the remediation works and look to maximise
environmental and other local social and community efforts where possible.

4.44.

ABC’s Strategic Commissioning and Procurement Strategy seeks to utilise local
supply chains where these exists and to stimulate local jobs and
training/apprenticeship opportunities to support growth and economic development
for SMEs by developing robust, targeted, and clear specifications for all tenders.

Sustainability
4.45.

The nature of the project has sustainability at its core. The remediation involves
making safe the ground which currently contains high levels of contaminants and the
protection of ecology.

4.46.

The rail enhancements at PoW will facilitate modal transfer of various bulk
commodities from sea and road to rail. Not only will this open new commercial
opportunities for PoW, freight forwarders and rail freight operating companies, but it
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will also generate a range of environmental benefits given the modal transfer from
HGV movements to rail-borne freight.
4.47.

The proposed procurement strategy is in line with ABC’s 10 Year Strategic
Commissioning and Procurement Strategy.

ASSET OWNERSHIP & MANAGEMENT
Ownership
4.48.

The PoW is a strategic asset owned and operated by CCC.

4.49.
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4.50.

4.51.

4.52.

4.53.

Management
4.54.
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WIDER CONSIDERATIONS
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MANAGEMENT CASE
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5. MANAGEMENT CASE
INTRODUCTION
5.1.

Whilst the business case has been presented as a holistic scheme-wide approach to
delivering on the shared ambition for the Port of Workington (‘PoW’), the management
and delivery of the business case is split into two distinct projects due to land
ownership.

5.2.

The projects are:
Project A: Infrastructure enhancements at the PoW to be delivered by
•
Cumbria County Council (‘CCC’) as owner of PoW.
•

Project B: Remediation of the Oldside site to be delivered by Allerdale
Borough Council (‘ABC’) as landowner in partnership with Allerdale
Investment Partnership.

5.3.

The management and delivery of the project will be based on a collaborative approach
between CCC and ABC.

5.4.

A ‘one team’ project delivery approach will be adopted, with as much land as possible
being remediated and improved within the funding envelope. This will improve the
environmental sustainability of the PoW and generate job creation opportunities within
Workington and the wider West Cumbria area.
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PROJECT ORGANISATION AND GOVERNANCE
Delivery Structure
5.5.

A simple illustration of the governance structure is shown in Figure 5.1:
Figure 5.1: Project Governance Arrangements

Workington Town Deal
Board
Port Enhancements

Harbour
Management
Committee

Cumbria County
Council

Oldside Site

GFA

Town Deal
Accountable Body
Programme Management
Office

MOU

Allerdale
Borough Council

Strategic
Investment
Group

Project Delivery
Team

Project Board

Project Delivery
Team

Project Board
5.6.

The Project Board brings together the two projects and provides the strategic and
corporate direction of the overarching aims and objectives of the business case.

5.7.

The Project Board will meet monthly and have the following responsibilities:
•

Set the strategic direction of each project to ensure strategic objectives are
meet through effective project alignment.

•

Be accountable for meeting wider project objectives and realising scheme
benefits.

•

Provide the Senior Responsible Owner with the technical information
necessary to make key decisions on each project.

•

Coordinate project plans.

•

Monitor and report on progress.
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•
5.8.

Manage joint risks (individual project risks will be managed by the respective
Council.

The Project Board consists of representatives from CCC (including PoW
management), ABC (in respect of project delivery), ABC (as Towns Deal accountable
body), and other key stakeholders as appropriate.

Roles and Responsibilities
5.9.

Table 5.1 below outlines the key personnel involved in the management and delivery
of the two projects.
Table 5.1: Roles and Responsibilities

Delivery Organisation
Senior Responsible
Owner
Programme Manager
Project Manager
Support Staff

5.10.

Project A:
Port Enhancements
Cumbria County Council
Senior Manager Economy &
Place
Capital Programmes
TBC upon funding approval
TBC upon funding approval

Project B:
Oldside Site
Allerdale Borough Council
Programme
Director (Workington)
TBC upon funding approval
TBC upon funding approval
TBC upon funding approval

Suitable qualified personnel will be assigned to manage and support delivery of the
project from existing resourcing within the respective Councils upon confirmation of
funding.

Cumbria County Council Governance
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5.13.

Recent changes to CCC’s Constitution put a greater emphasis on the role of Local
Committees. CCC’s Allerdale Local Committee are responsible for endorsing the
business case and will received reports on progress during the lifetime of the project.

5.14.

5.15.

Decisions such as appointment of principal contractors will be taken through the
CCC’s approval routes as required by the constitution. The constitution for CCC can
be found here:
https://www.cumbria.gov.uk/council-democracy/constitution/default.asp

Allerdale Borough Council Governance
5.16.

ABC will be responsible for the delivery of Project B (Remediation of Oldside). The
Senior Responsible Owner will be
Programme Director (Workington).

5.17.

ABC has a clear governance and decision-making process as set out in ABC’s
Constitution. Decision making is via the Council’s Executive or via officer delegation
as defined by the Constitution.

5.18.

Project delivery support is provided by ABC’s Programme Office with reporting to the
Regeneration and Investment Programme Board with quarterly performance
reporting to the Executive.

5.19.

Additional oversight is provided by the Overview and Scrutiny Committee through the
review and ‘call-in’ of Executive decisions. Decisions such as appointment of principle
contractors will be taken through ABC’s approval routes as required by their
Constitution.

5.20.

The constitution for ABC can be found here:
https://www.allerdale.gov.uk/en/about-council/constitution/

Funding and Reporting Requirements
5.21.

It is anticipated that a Grant Funding Agreement would be issued to CCC for the
delivery of Project A (Port Enhancements). A Memorandum of Understanding would
be established between the Towns Deal PMO and Project Delivery Team within ABC.

5.22.

A joint high level report detailing progress on delivering the business case will be
taken to the Workington Town Deal Board, submitted through the Town Deal
Accountable Body Programme Management Office.

PROJECT MANAGEMENT
5.23.

The overall scheme benefits from a strong governance structure, which has been
refined over recent years from lessons learnt on previous large scale multi-agency
projects. This structure is central to robust decision-making and management.
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Port Enhancements delivery by Cumbria County Council
5.24.

Project A (Port Enhancements) will be included in CCC’s Capital Programme,
managed in line with CCC’s Scheme Management Toolkit. This uses Association of
Scheme Management (APM) principles and has been adapted to suit CCC’s
governance structure for delivery of infrastructure schemes in the Capital Programme.

5.25.

The four lifecycle stages for the CCC Scheme Management Toolkit are:
•

Initiate (Outline business case)

•

Define (Full business case)

•

Deliver (RAG reporting)

•

Close (Project closure)

5.26.

These gateway stages are managed by CCC’s SIG process.

5.27.

The project is currently at CCC’s initiation stage of project management. Following
confirmation of project funding, the project will progress to the definition stage and
funding will be included in CCC’s Capital Programme.

5.28.

CCC’s Executive Director of Economy and Infrastructure oversees the delivery of the
annual Capital Programme. Schemes included in the Capital Programme are
managed by the Capital Programmes Team. A Programme Manager will be assigned
to oversee capital delivery elements of the project. The Programme Manager will be
responsible for reporting to the Cabinet, strategic decision makers and the Project
Board, and ensuring all executive decisions are in place in advance of works
progressing.

Oldside Site delivered by Allerdale Borough Council
5.29.

Project B (Remediation of Oldside) will be managed as part of ABC’s Regeneration
and Investment Programme which is a key part of ABC’s overall Capital Programme.
The Programme Director (Workington) will oversee project delivery with support from
ABC’s Programme Office. The Programme Office will assign a Capital Projects
Manager with responsibility for ensuring that the project is delivered on time, within
budget and ensuring that outputs are achieved. Monthly update reports will be
provided to ABC’s Regeneration and Investment Board and the Project Board.

Stakeholder Management and Communications Process
5.30.

A full Stakeholder Management and Communications Process will be entered into.
This will enable the identification of and effective liaison with all key stakeholders.
Planning and all other consents (e.g., environmental) will be dealt with on a statutory
process. Relevant bodies and authorities will be consulted at an early stage with a
view to agreeing the most efficient way to proceed in each case. Where formal
applications are required these will be prepared and submitted in a timely and
comprehensive manner.
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Change Management Approach
5.31.

Changes will be identified through standard project processes and managed as Early
Warnings (EWs) and compensation events (CEs). Changes to the scope of works
will be directed by the Project Delivery Teams employed to manage the contractors.
The process for agreeing changes will be set out formally in contracts with appointed
contractors. Unanticipated cost increases will require approval. Approval of cost
increases will be dependent on the agreed tolerances within the respective delivery
organisation and contract documentation.

5.32.

If a change was significant enough that it would impact on the outcomes of the overall
business case this would be reported to the Town Deal Board via the Accountable
Body PMO and appropriately escalated within the delivery organisation.

5.33.

The Grant Funding Agreement and Memorandum of Understanding will outline the
requirements for formally agreeing changes to the projects.

ASSURANCE
Delivery Experience
5.34.

5.35.

5.36.

The procurement and management of the capital works falls well within the scope of
CCC’s track record for delivery. CCC has extensive experience of executing capital
infrastructure contracts, such as:
•

Barrow Waterfront Business Park: 9ha of land remediated to unlock land
for employment uses. This project was delivered by CCC using funding from
Cumbria LEP. The project was delivered on time and within the available
budget.

•

South Ulverston Highway Improvements: A £4.5m package of junction
improvements and new access. Delivered through NEC Option B.

•

Infrastructure Recovery Programme: A £120m major programme of repair
and replacement to the county’s roads and bridges following unprecedented
storm damage arising from the Storm Desmond weather event in December
2015.

ABC has a proven track record for delivering large capital schemes, such as:
•

Workington Leisure Centre: A £9m leisure complex which opened in
September 2016 replacing the existing centre. This was a complex project
which encompassed a wide range of sports facilities.

•

Allonby to Silloth Cycleway: 14km coastal cycle route including 5km off
road delivered by ABC on behalf of the Silloth-on-Solway Coastal
Communities Team. This £1.3m scheme was completed in 2021.

The combined expertise and established governance arrangements that underpin the
two delivery organisations provides a sound and reliable delivery approach.
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SCOPE MANAGEMENT
5.37.

The scope of works will be informed by the additional professional surveys in the
design process, these will help to determine the area(s) to be remediated, the level of
remediation (in relation to suitability for future uses) and the timeframe for remediation
in relation to project benefits realisation and local business requirements.

PROJECT SCHEDULE
5.38.

The project schedule will comprise a phased approach looking to correlate land
remediation and development in line with the RIBA-approved stages of project design
and development. Principal stages to include Initial and Outline Designs (as informed
by relevant third-party surveys), Full Design, Remediation Works and Completion and
Handover.

5.39.

A detailed project plan has been developed and can be found at Appendix G. The
key project milestones are as follows:

5.40.

These timeframes could be accelerated where design opportunities allow e.g., a twostage design and build contract with early contractor engagement could see the
design process shortened by one to two quarters.

Constraints & Dependencies
5.41.

TFDP Stage 2 – Business Case Template
Port of Workington Logistics and Clean Energy Hub

Page 282

64

5.42.

The main dependencies relate to:

•

Planning and Ecology Consents – Planning permission is likely to be required
for the Oldside area. Other consents e.g., from Environment Agency, Natural
England, Marine Management Organisation may be required across both PoW
and Oldside. A prospective end user may also have industry-specific
regulations that need to be considered.

RISK AND OPPORTUNITIES MANAGEMENT
5.43.

A Risk Management Matrix will be utilised to inform regular Risk Reduction and
Opportunity Realisation meetings, with full mitigation efforts listed and opportunities
identified.
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STAKEHOLDER ENGAGEMENT
5.48.

The key stakeholders are currently identified as:
Table 5.4: Key Stakeholders
Stakeholder

Role

Interest

Cumbria County
Council

Owner of the Port of Workington.

Allerdale Borough
Council

Accountable Body for Town Deal.

Delivery of Project A: Port
Enhancements
Owners of the Oldside Site.
Delivery of Project B: Land
Remediation.

Port of Workington
Board

Ensuring the continued
development and increased usage
of the PoW.

Allerdale
Investment
Partnership

A third-party collaboration between
ABC and funding / investment
specialists.

Workington Town
Council

Advise on links with other activity
within the town.

WSP

Consultants for elements of the
Design Stage.
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5.49.

A Stakeholder Management and Communications Plan has been developed t
The wider scheme will utilise these existing arrangements. The Project
Board will engage with other key stakeholders as required and identified in the
Stakeholder Management and Communications Plan.

BENEFITS, MONITORING AND EVALUATION
5.50.

A benefits register will be incorporated into the management process showing the
impacts of the development as a direct result of the Towns Deal Funding. The
methodologies to be used in the monitoring of benefits are set out below:

Table 5.5: Monitoring and Evaluation Plan
Indicator

Agreed Project
Definition

Data to Be
Collected

Tool /
Method of
Collection
Statement of
Grant
Expenditure

Frequency
of
Collection
Every six
months

£ spent directly
on project
delivery

Either local
authority or
implementation
partners

Value in £s
of direct
project
spend

Amount of
rehabilitated
land

Ground
conditions on
Oldside site and
at PoW will be
improved to a
condition to
facilitate
development.

Investment and
development on
remediated land

Transfer of
commodity
movements
from sea and
road to rail

Hectares
(Ha) Land
Remediated
and
evidence on
a map.

Completion
certificate of
works
provided by
Contractor.

Upon
Practical
Completion

Investment and
development on
Oldside site

Value in £s
of
investment
on Oldside
Site.

Estimated
values of
financial
investment

Annually

Allerdale
Borough
Council

New and
existing
commodities

Tonnes of
commodities
moved by
rail

Data from
Port
management
systems

Annually

Cumbria
County
Council /
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Executive Summary
Project overview
1.

The project will redevelop Workington’s Central Carpark site into a 15,000 sq. ft net lettable,
high quality innovation centre. The vision is to establish Workington Innovation Centre (WIC)
as a distinctive, successful, and widely recognised focal point for the incubation and growth
of scalable firms. The WIC will have a broad innovation coverage, but with a particular focus
on digital technologies and the digitisation of advanced manufacturing.

2.

More broadly, the Innovation Centre will accommodate innovative start-ups from the local
area, in-movers from elsewhere, skilled knowledge workers who are seeking to shift to a
remote or hybrid working model, as well as a small number of anchor tenants, who are likely
to be associated with the nuclear supply chain. The WIC will offer:

3.



high quality energy efficient design, modern/flexible office and co-working space that can
be reconfigured to meet the changing needs of tenants as they mature, grow and develop



high quality and flexible workshop space on the ground floor, designed to accommodate
advanced engineering or manufacturing firms seeking to embrace Industrial Digital
Technologies (IDTs)



reliable/resilient, cost-effective and ultrafast broadband, offering secure download
speeds of up to 1Gbps



cafeteria/bar and communal meeting/events space to encourage informal networking
and regular interactions between firms/workers and to animate the space during the day
and evening time



formal conference/meeting room space designed to cater for a wide range of activities



a welcoming reception area with secure storage and shower facilities for cyclists



high quality innovation and entrepreneurship support designed to increase business
formation and to accelerate the adoption of new technologies/processes etc.

WIC will also act as a catalyst for the regeneration of the Central Carpark site and will
contribute to the wider redevelopment of this major area of the town centre. The high quality
employment and throughput created at the WIC will also help accelerate the town’s postpandemic economic recovery by attracting increased footfall and expenditure. Additionally,
the scheme will help to strengthen the local economy and boost its long-term competitiveness
by creating a pipeline or more innovation active and technology rich SMEs.
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The case for change
4.

Entrepreneurship and innovation are key drivers of local economic growth. However, the
Workington economy suffers from low levels of business formation and major deficits in
relation to higher-level skills and innovation. Compounding these structural weaknesses,
there is no supply of Grade A office space in Workington, which limits the town’s ability to
attract and retain high quality firms, and there is a poor supply of flexible units for early stage
companies or in-movers looking for attractive office and workshop space combined with
tailored innovation support. There is also a limited supply of co-working space – both for local
knowledge workers and those based elsewhere who are seeking to visit the Lake District for
leisure reasons, but would also like to combine this with some remote working days. In
addition, the impact of Covid-19 and the shift to online retail has been significant, and there
is a need to re-energise Workington Town Centre and accelerate its post-pandemic recovery
by attracting increased footfall and expenditure.

5.

There are three strong market failure rationales for public sector intervention:


To tackle the information asymmetries and risk aversion which prevent potential
entrepreneurs from starting new businesses and also inhibit existing businesses from
accessing the specialist support they need to innovate and grow



To alleviate the stubborn viability gaps within the local commercial property market,
which restrict the speculative supply of new, high quality office and workshop space,
which many modern occupiers demand. From a private sector developer’s point of view,
the costs associated with developing new space are too high given current rental levels
and demand-side challenges, which mean that development is not commercially
attractive/viable. The WIC has the potential to help cultivate demand, bring a high quality
product to the market, which over time, will assist in pushing up rental figures.



To maximise the positive externalities associated with developing WIC, specifically higher
levels of town centre footfall, which will promote increased levels of spending with town
centre retailers etc. as well as ensuring that Workington is positioned on the ‘innovation
map’ in West Cumbria and is able to compete more effectively in the future for innovationrelated investment opportunities – including those associated with the nuclear supply
chain given its proximity to Sellafield.

Policy context
6.

The vision for the WIC is informed by and consistent with the UK policy context at both
national and sub-national levels (as summarised below). There is strong alignment with the
objectives of these strategies and policy commitments, which emphasise incentivising
business start-ups, increasing levels of innovation and productivity, narrowing the
divergence of living standards across the country, and promoting a shift towards a low carbon
economy.
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UK Industrial Strategy (2017) and Build Back Better Plan For Growth (2021)

7.

The Industrial Strategy sought to make the UK the world’s most innovative economy, the best
place to start and grow a business, and to provide good jobs and prosperity for all, by
establishing five foundations of productivity: ideas, people, infrastructure, business
environment, and places. The Strategy was superseded by the Build Back Better Plan For
Growth, which promises investment in three areas, which align strongly with the WIC
proposition: Infrastructure, Skills, and Innovation.
UK Innovation Strategy (2021)

8.

The UK Innovation Strategy (which effectively updated the Industrial Strategy) aims to make
the UK a global hub for innovation by 2035. The WIC is also strongly aligned with the Strategy.
It will contribute to creating a strong innovation system in West Cumbria, by providing the
hard and soft infrastructure required to support businesses to start-up, innovate and grow,
encourage knowledge exchange and collaboration, and support skills development.
Cumbria 10-year Local Industrial Strategy (2019)

9.

Cumbria’s Industrial Strategy sets out five objectives to achieve its vision to be ‘the place to
live, work, visit and invest sustainably – where exceptional industry and innovation meets a
breathtakingly beautiful and productive landscape’. The proposed WIC has the potential to
deliver against all of these objectives, but it particularly supports the first three:


Growing and using our talent pool



Capitalising on our productivity, innovation and enterprise potential



Exploiting underdeveloped economic opportunities to help get a better-balanced
economy.

Borderlands Inclusive Growth Deal

10. The Deal emphasises the need to increase regional productivity and grow the working age
population. Specifically, it sets the objective of adding 5,500 jobs, and increasing GVA by
£1.1bn. The WIC will support the delivery of all six objectives, but in particular, narrowing the
productivity gap, increasing the working age population, and reducing the earnings gap and
increasing access to quality jobs.
Allerdale Council Strategy 2020-2030 & Allerdale Recovery and Growth Strategy (2021)

11. Allerdale Council Strategy 2020-2030 which sets out five principal objectives which broadly
aim to increase the financial security of the council, provide outstanding local services, and
increase economic growth and resilience in the area’s towns and villages, and work towards
a greener Allerdale.
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12. Allerdale’s Local Recovery and Growth Strategy emphasises ‘building back better’ from the
pandemic. It’s areas of focus are similar to the Council Strategy and include clean growth,
economic resilience (specifically focussing on agriculture and manufacturing), diversifying
the economy, creating thriving visitor destinations, towns and rural communities, and sharing
the proceeds of this growth.
13. The WIC represents a clear alignment with both strategies. For example, the Centre will help
to diversify the local economy and boost economic resilience by supporting innovative earlystage and growing firms, support the Council to achieve increased financial security via the
generation of increased business rates and council tax revenues, and promote and support
the growth of the clean growth sector.
Allerdale Local Plan part 1 (2014) & part 2 (2020)

14. WIC will delivery against the target of a minimum requirement for 54 hectares of employment
land over the next 15 years. The project also aligns specifically to the aim to ‘encourage the
development of business clusters… provid[ing] a wide range of modern, high quality employment
sites and premises to meet existing business needs and emerging sectors’.

Project aims and objectives
15. The Workington Innovation Centre concept is well aligned with the overall vision for
Workington. The vision for the WIC project is to:
Establish Workington Innovation Centre as a distinctive, successful, and widely recognised focal
point for the incubation and growth of scalable innovation active and/or technology-rich firms.
16. Achievement of this vision is underpinned by the following SMART objectives:


Five new companies started and housed within the WIC by 2030



By 2030, fifty new jobs (gross) will be created in the WIC



Ten strategic collaborations developed for tenant businesses by 2030



A 15% increase in the proportion of firms engaging with R&D and innovation in
Workington by 2030



By 2030, increase the headline all-inclusive rental figure for Grade A office space in
Workington Town Centre to £21.50 per sq. ft.

Outputs and outcomes
17. The table below presents the anticipated outputs and outcomes of the project.
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Table 1: Expected outputs and outcomes
Outputs

Intermediate outcomes

Final outcomes














15,000 sq ft high quality,
flexible innovation space
1,400 sq ft café / bar
entrance
36 car parking spaces
250 sq ft cycle storage
6,900 sq. ft improved/new
landscaped public realm
Number of businesses
accessing targeted support
Number of local people
accessing the
entrepreneurship
programme














Number of businesses at
WIC
Number of businesses new
to Workington
Number of individuals
using the co-working
space
Number of FTEs at WIC
Number of new businesses
created by local people
Improved business
acumen for businesses
located at WIC
Improved access to finance
knowledge for businesses
located at WIC
Increased collaboration /
networking opportunities
for businesses at WIC
Increased levels of
innovation in Workington






Growth in employment,
turnover and productivity
of businesses located at
WIC
Improved survival rates of
businesses located at WIC
Greater footfall for the
town centre
Sustainable operating
model for WIC
More resilient and buoyant
commercial property
market in the local area as
a result of increased
demand, higher rental
levels and land values

Source: SQW

Value for Money
18. In developing the scheme, the key critical success factors that have been used to develop and
appraise the options for the development are:


Enterprise benefits: contribute to the growth and retention of SMEs within Workington
and Allerdale more broadly



Innovation benefits: contribute to an uplift in innovation activity within Workington and
Allerdale more broadly



Design standards: the Innovation Centre will be highly sustainable, of a high quality,
flexible and suitable for its intended use



Financial sustainability: the development must be on a scale that allows WIC to generate
sufficient income to become financially sustainable over the long-term, once occupancy
builds



Affordability: ensuring that the project can be delivered within the available funds
(drawing on Allerdale Borough Council resources and the Towns Fund Deal grant) both
at the initial development stage and once it is operational
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Value for money: ensuring the project optimises value for money for the Towns
Fund/public purse



Supplier capacity and capability: ensuring that potential contractors have the requisite
capacity and capabilities needed to deliver the project successfully and complementing
existing provision elsewhere in West Cumbria.

19. The beneficial economic impacts from WIC will arise through the occupation of the newly
constructed floorspace. The preferred option for the project (15,000 sq. ft innovation centre)
delivers a Benefit to Cost Ratio of 1.7, which meets the HM Treasury Guidance criteria as
delivering ‘Medium’ value for money.
Table 2: Value for Money summary
10k sq. ft
Net Lettable
option

15k sq. ft
Net Lettable
option

20k sq. ft
Net Lettable
option

7.5

8.9

10.5

Present Value of total net GVA benefits

18.4

23.9

26.1

Net Present Value

10.8

15.0

15.6

Benefit Cost Ratio

1.4

1.7

1.5

Present Value of total grant funding

Source: SQW

Project costs
Capital costs
20. An Order of Cost Estimate was completed, using a base date of Q4 2021, by Quantity Surveyors
at Mott MacDonald. The total estimated cost for construction of the WIC is £8.77m, including
a contingency of 10%. These figures are cautious estimates only and are subject to change
depending on the final design and specification of the building.
Funding profile

21. Town Deal funding is allocated over a four-year period. Allerdale Borough Council has also
committed to contributing £1.3m to the capital works for the project. The anticipated split of
capital funding across each financial year is set out below.
Table 3: Capital funding profile (£m)
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Source: SQW drawing on information from Allerdale Borough Council

Operating costs and income
22. Based on detailed assumptions outlined in the Financial Case, the operating costs of the WIC
have been modelled over a 10 year period. On average, operating the WIC will cost c.£280k
per annum, with the majority of expenditure accounted for by staffing and property costs.
23. The Figure below presents indicative income figures for the WIC during the first 10 years of
operational activity (i.e. up to 2034). During the early years of operational activity, total
expenditure is substantially higher than total income as occupancy builds. By the end of Year
6, the cumulative operating loss for the innovation centre is estimated at £630,000. However,
by Year 7, the financial model suggests the innovation centre will start to generate a surplus,
which is sustained until Year 10 (and beyond).
Figure 1: Total income (15,000 sq. ft net lettable innovation centre)

Source: SQW

Management and governance
24. An indicative plan for governance and project management, including an Innovation Centre
Board, is set out in the Figure below.
25. A Workington Innovation Centre Board will be established to provide ongoing strategic
oversight and constructive ‘check and challenge’ to ensure that the WIC is delivered and
operated successfully. The Board will also play a key role in maximising innovation related
growth opportunities and synergies across West Cumbria.
26. Day-to-day management of the WIC will be the responsibility of a specialist operator to be
procured by Allerdale Borough Council. The operator team will include an Innovation Centre
Manager, Innovation Director, Assistant Centre Manager, and Customer Experience Assistant.
Their role will include marketing and promotion, customer experience, administration, and
innovation and entrepreneurship programme support.
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Figure 2: Proposed governance and project management structure

Source: SQW based on information from Allerdale Brough Council

Project risks
27. The risk register below summaries the key risks for the project (risks are discussed in more
detail in each of the five cases). This includes the likelihood of each risk occurring, its potential
impact, and the mitigation against these risks occurring.
Table 4: Key risks (likelihood and impact: 1 = Low, 5 = High)
Risk

Likelihood

Impact

Mitigation

Final design of the
WIC not attuned to
needs of target
customers

1

5

Expert advice from a successful operator of such
environments to provide ‘critical friend support’ as the
design evolves to ensure design is fit for purpose as it
progresses through the planning process.

A suitable contractor
cannot be procured

2

5

The inability to procure a suitable contractor to build
the WIC could result in significant delays and financial
implications.
ABC will launch a competitive tender exercise to
find a suitable contractor using a SCAPE Framework
which the council have successfully used for previous
schemes.

An experienced
innovation centre
operator(s) cannot be
procured

2

5

Strong management by a specialist operator is an
integral part of the WIC concept if the project is to
deliver] effectively against its core objectives. At this
stage, there is no certainty that the WIC will be
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Risk

Likelihood

Impact

Mitigation
attractive to commercial operators given the economic
and commercial property market contexts for the
scheme.
ABC will launch a competitive tender exercise to
find a suitable operator for the WIC.

Costs increase/
inflation

2

4

Cost increases/inflation could compromise the ability
to complete the scheme to the required quality design
standards and to the planned timescales.
Detailed cost analysis has been completed by Quantity
Surveyors. During the development, costs will be
closely managed and monitored by ABC. A 10%
contingency budget has been incorporated into the
costs, and optimism bias applied to the economic
assessment.

Low take up of the
space

3

4

Inevitably, there is a risk of a lack of demand from
enterprises for space in the WIC, exacerbated by the
changes to work patterns owing to the Covid-19
pandemic.
A specialist operator with a strong track record in
operating innovation centres across the UK will be
procured to manage the WIC. An effective marketing
strategy will be developed to promote and encourage
the uptake of the space. The delivery of high quality
innovation support and entrepreneurship programmes
will help to cultivate demand and raise rental levels.
Also, the design of the building is very flexible, as well
as being inspirational and aspirational. WIC will be
able to respond quickly to changes in patterns of
demand, and the top floor could easily be repurposed
for use as an aparthotel, which would drive additional
demand.

Lack of strategic
oversight

1

4

Strategic oversight is key to ensuring that the project is
delivered successfully.
The Workington Innovation Centre Board comprised of
senior representation will be responsible for providing
strategic oversight and constructive ‘check and
challenge'.

Lack of partnership
working

2

4

The project is committed to partnership working. One
of the roles of the Board will be to ensure that the
innovation centre maximises cluster development
opportunities and builds synergies with
complementary hubs. The operator will also be
required to engage with the wider business support
and innovation landscape across West Cumbria.

Commercial model is
unsustainable

1

5

Early analysis and refinement of the model. Regular
reviews of risk. Regular reviews of potential for
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Risk

Likelihood

Impact

Mitigation
additional services to enhance the sustainability of the
model.
Source: SQW
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1. Introduction
The Towns Fund
1.1 In March 2021, UK Government announced that the Workington Town Deal Board - involving
public, private and voluntary sector partners – had secured £23m in Stage 1 of the Towns
Fund process.
1.2 In Stage 2 of the Towns Fund process, all five projects included in the Town Deal are required
to develop Full Business Cases to unlock the Government funding. This Business Case
document therefore presents a robust and compelling argument for investing £8.25m from
the Towns Fund and £1.3m match funding from Allerdale Borough Council to create the
Workington Innovation Centre (or WIC for short).

Workington Innovation Centre
1.3 The WIC proposals have been developed collaboratively with stakeholders to tackle
Workington’s recognised enterprise and innovation deficits, address the multiple land and
property market failures evident in the local office market, and to support the wider
regeneration of the town centre following the economic shock of Covid-19.
1.4 The project will transform what is currently an underutilised, edge of town centre car park
into a new Innovation Centre with 15,000 sq ft (net lettable) of high quality, flexible space
complemented by wrap-around business and innovation support. WIC will offer modern
office and workshop space that can easily be reconfigured to meet the changing needs of
tenants, a café and communal spaces to encourage interactions between firms/workers, and
formal meeting rooms.
1.5 The vision is to establish Workington Innovation Centre as a distinctive, successful, and
widely recognised focal point for the incubation and growth of scalable firms. At maximum
capacity, WIC could host almost 70 high value jobs.
1.6 Allerdale Borough Council is the accountable body for the project, and will procure specialist
services for both the design and build, and operation of WIC.

This Business Case
1.7 The remainder of this document is structured according to Towns Fund and Green Book
guidance:


The Strategic Case – presents the case for change and the rationale for developing the
WIC.



The Economic Case – estimates the beneficial economic impacts of the intervention, and
the resulting value for money to the public sector.
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The Commercial Case - assesses the commercial viability of the WIC proposals, including
commercial deliverability and the procurement strategy.



The Financial Case – summarises the affordability of the investment, identifying cost,
revenue, and funding sources.



The Management Case - outlines the deliverability of the WIC, identifying timescales and
project responsibilities.

1.8 There are also three supporting annexes:


Annex A: Socio-economic Dashboard



Annex B: Land Value Uplift



Annex C: Supporting procurement policies
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2. Strategic Case

Summary of Strategic Case


Workington has ambitions to become a leading location in Cumbria for
innovative, technology-rich SMEs. The vision is to establish Workington
Innovation Centre (WIC) as a distinctive, successful and widely recognised
focal point for the incubation and growth of scalable firms. The WIC will have
a broad innovation coverage, but with a particular focus on digital technologies
and the digitisation of advanced manufacturing. WIC will offer:
 high quality energy efficient design, 15,000 sq ft (net lettable) of
modern/flexible workshop and office space that can easily be reconfigured
to meet the changing needs of tenants
 reliable and cost-effective broadband, offering download speeds of up to
1Gbps
 cafeteria/bar and communal informal meeting space to encourage
interactions between firms/workers
 formal conference/meeting room space
 a welcoming reception area with secure storage and shower facilities for
cyclists
 tailored innovation and entrepreneurship support.



The core rationale for the scheme is three-pronged: 1) to tackle Workington’s
enterprise and innovation deficits, which are major structural weaknesses
within its economy; 2) to address the multiple land and commercial property
market failures evident in the Town Centre, which are preventing the supply
of high quality employment space and in turn, the attraction/retention of
growth and tech oriented firms; and 3) to support the wider regeneration and
survival of the town centre following the economic shock of Covid-19 and
accelerating shifts observed in retail patterns.



The vision for the WIC is informed by and consistent with the UK policy context
at both national and sub-national levels. In particular, the innovation centre
aligns with objectives regarding business start-ups, innovation and
productivity, levelling up, and the transition towards a low carbon economy.

Introduction
2.1 This Section sets out the Strategic Case for intervention. First the case for the development of
the Workington Innovation Centre is summarised in relation to the wider socio-economic and
strategic context. The vision and objectives for the project are then detailed, followed by the
scope of the project and the development of the preferred option, and the stakeholders
involved in progressing the scheme.
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Understanding the case for change
WIC will help to boost the long-term competitiveness and resilience of the
Workington economy…
2.2 Workington is located in Allerdale between the neighbouring coastal towns of Whitehaven
and Maryport. The fells of the Lake District lie to its east and the Solway Coast to its north.
The town is the largest settlement in West Cumbria and is well connected via several arterial
roads (e.g. the A66 which connects the town with M6, the A596 and A597), the port, and
Workington Train Station. The town centre is dominated by the outdoor Washington Square
Shopping Centre, which hosts a mix of national chains and independent shops, and is
complemented by a range of heritage, culture and entertainment offerings including the
Helena Thompson Museum and Carnegie Theatre in close proximity to the WIC site.
Figure 2-1: Map of Workington and neighbouring areas

Source: Produced by SQW 2021. Licence 100030994. Contains OS data © Crown copyright [and database right] [2020]

2.3 The local socio-economic context is summarised in Table A-1 in Annex A. The key findings are
as follows:


Entrepreneurial activity in Allerdale is extremely limited and has been falling over
the last five years. There is a shortage of high growth firms, and the business stock is
shrinking. As a proportion of the working age population, the relative amount of high
growth firms in Allerdale is almost 10% lower than elsewhere in Cumbria and the UK.
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Allerdale also has declining start-up rates and a net decrease of firms. Data on high growth
firms1 from Beauhurst also suggests that Workington performs poorly, having only one
tracked firm in the last 10 years, and being the location of only 5% of all of Allerdale’s high
growth firms.


Over the last five years, total employment in Workington increased, but
unemployment remains higher than Allerdale, Cumbria and UK levels. The town has
an ageing population, with the proportion of the working age population aged 16 to 24
declining over the last five years.



Relative to the rest of Allerdale and Cumbria, there is a significant skills deficit
evident across Workington. Just 18% of the town’s residents are qualified to degreelevel or higher, compared to 30% across Allerdale and Cumbria as a whole and 40%
across the UK more widely. There are also three times as many workers employed in
process, plant and machine occupations than the UK average, but conversely almost half
as many employed in professional occupations.



The local economy has a strong dependency on Sellafield Ltd (located in the
neighbouring district of Copeland), the UK’s primary nuclear decommissioning,
reprocessing and nuclear waste management site. Sellafield is not only an important
source of direct highly-skilled employment for Allerdale, but also supports many jobs
through its substantial supply chain activities.



Retail is Workington’s largest sector in employment terms, followed by
manufacturing and health. However, employment in both retail and manufacturing has
fallen by 10% over the last five years. Other important sectors include advanced
manufacturing and engineering (6.3% of all jobs in 2019) and the visitor economy (5.6%).
Whilst the advanced manufacturing sector has seen a 25% increase in employment over
the last five years, the visitor economy has declined by 10%. Employment growth has
been concentrated in business administration and support services, which doubled
between 2015-19, as well as transport and storage, wholesale, and motor trades.
Employment in public administration and nuclear is proportionally higher in Workington
than for the UK as a whole, with these sectors remaining stable over recent years.



Workington also suffers from relatively high levels of deprivation; the town is one of
the 40% most deprived areas of the country, with most of the town’s central
neighbourhoods amongst the 10% most deprived areas of England. However, deprivation
levels vary, with a small number of neighborhoods to the south and east of the centre
being in the 30% least deprived areas of England (see table 2-1 for an IMD map).
Workington has also been adversely affected by the COVID-19 pandemic, with the number

1

Beauhurst uses a range of criteria to identify high growth companies e.g. whether a firm received
equity/venture investment, or an innovation grant, whether the firm is an academic spinout, scale up or
accelerator graduate.
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of job seekers in the town 30% higher in September 2021 than it was prior to the
pandemic.


District level data provides an indication of Workington’s broader economic context. The
district has relatively low levels of productivity, with GVA per worker at only three
quarters of the UK average and suffering from lower than average growth. Residentbased gross annual earnings (£37k p.a.) are considerably higher than workplace earnings
(£30k p.a.), indicating that Allerdale’s highest earning residents are employed elsewhere.
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… forming a key part of Workington’s post pandemic economic recovery
2.4 With a concentration of employment in sectors, such as retail, that have been worst affected
by COVID-19, the pandemic has had a profound impact on the town. In Q1 2020, prior to the
pandemic, 5% of individuals in Workington were job seekers, a slightly higher proportion
than Allerdale and the UK overall (both at 4%). However, as shown in Figure 2-2, once the
pandemic hit, there was a surge in claimants country wide, with averages in Q2 2020 rising
to 9% in Workington, far exceeding rates in Allerdale and Cumbria overall (both at 6%). The
claimant count remained relatively consistent across all geographies until April 2021, when
it began to slowly decrease as restrictions were eased and the economy started to bounce
back. However, by September 2021, the claimant count for Workington remained higher
than pre-pandemic levels with 7.5% of individuals seeking employment.
Figure 2-2: Claimants of Jobseeker’s Allowance and Universal Credit, September 2019
– September 2021

Source: SQW analysis of Nomis labour market statistics data.

2.5 District level data on the Job Retention Scheme also evidences the severity of the impact of
the pandemic on the local area. Between July and October 2020, furlough take-up rates in
Allerdale and Cumbria remained lower than the North West and UK averages. However, as
England’s second national lockdown came into effect in November 2020, furlough takeup in Allerdale and Cumbria surged higher than UK averages, and remained higher
until May 2021. Allerdale saw furlough take-up peak in January/February 2021 (at 19% of
all employment), with the take-up rate peaking nationally over the same period (16%).
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Figure 2-3: Coronavirus Job Retention Scheme, July 2020 – August 2021

Source: SQW analysis of HMRC data. Note the dataset is not available at the geography of Workington

2.6 Beyond the immediate impacts, COVID-19 has exacerbated existing challenges linked with
structural changes in retail. The accelerated shift to online shopping during the pandemic
poses a significant threat to the high street, with Workington already experiencing the closure
of several major retail outlets including Debenhams over the past year. Simultaneously, the
increase in remote working presents challenges for the high street in terms of reduced
footfall, but also opportunities to adapt by using underdeveloped space to develop flexible,
high quality innovation/enterprise space to cater for this growing market.
2.7 District level Google Mobility data provides valuable insight into how visits to different places,
including retail, have changed during the pandemic. The most recent data from December
2021 shows that retail and recreation and supermarket and pharmacy visits in Allerdale
are significantly lower at -30% and -43% respectively compared to the pre-pandemic
baseline. In addition, use of workplaces in the district is more than a third lower (-37%) than
the baseline position2. However, this lower usage of workplaces is not yet reflected in
commercial vacancy rates with October 2021 figures of 2% and 1% for Workington and
Allerdale respectively, both lower than the 2018 and 2019 rates3.

WIC will help to address stubborn commercial property market challenges
Demand side challenges…

2.8 Over recent years, Workington’s commercial property market has been subdued, with
no transactions recorded in CoStar data for 2020 or 2021 (see Table 2-1). In terms of the size
of office units, recent demand has been distributed across all size bands from sub 1k sq ft to
more than 7,500 sq ft. Consultations with local agents indicated that the principal areas for
2
3

2021-12-26 GB Cumbria Mobility Report en-GB.pdf (gstatic.com)
SQW analysis of CoStar data
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office demand in Allerdale are Cockermouth and Lillyhall, whereas Workington lacked an
established commercial office market. In Workington, demand is fuelled from locally based
service businesses rather than by the high-tech nuclear occupiers that occupy space on the
periphery of Allerdale and in Copeland. Further afield, Westlakes Science Park in Copeland is
a key location for higher value activities.
Table 2-1: Office market transactions (2016 to October 2021)
Location

2016

2017

2018

2019

2020

2021

Total

Number of transactions
Workington

2

2

2

2

0

0

8

Allerdale

5

4

6

5

2

2

24

Workington

1,212

4,203

18,567

9,934

0

0

33,916

Allerdale

4,279

6,160

21,147

11,790

798

3,054

47,228

Square footage

Source: CoStar and EGi database

2.9 Set against this difficult backdrop. average rents are low, and according to local agents,
average rents of £10 to £12 per sq. ft are currently being achieved in Allerdale. However,
Westlakes Science Park, which provides high-quality space and a mix of on-site facilities, and
is in many ways a closer comparator to the proposed WIC, is currently asking for c£18 per sq.
ft.
…and supply side challenges

2.10 There is currently no existing supply of Grade A office space in the town, because of viability
gaps that prevent speculative development by the private sector. Most of the available space
is lower grade and is generally older stock (approximately 90% was built before 2000
according to CoStar data). WIC will add 15,000 sq. ft. of high-quality commercial lettable
space, helping to re-energise the town centre, and supporting Workington to attract high
quality innovative occupiers and the higher productivity jobs they create. At the time of
writing, CoStar recorded a vacancy rate of 2% in Workington.
2.11 There are multiple land and property market failures evident in the town centre preventing
the supply of high-quality employment space and in turn the attraction/retention of
innovative, high growth enterprises. Considering the broader West Cumbrian commercial
property market, there are a number of business centres, science parks, and coworking spaces
(as illustrated in Figure 2-4). The WIC will complement these existing developments,
working alongside existing supply to support the growth of a strong entrepreneurship
and innovation ecosystem across West Cumbria.
2.12 Demand is strong for several business parks located on the outskirts of Workington, including
Lillyhall Business Centre, and Lakeland Business Park in Cockermouth. Only two units were
unoccupied at Lillyhall at the time of writing (December 2021). A more recent development
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is the Bus Station, which opened in 2021 and forms part of the North Shore regeneration
scheme at Whitehaven Harbour. The Bus Station, which was developed by Building
Extraordinary Communities (BEC) and includes a Barclays Eagle Lab, is a digital and creative
hub. Facilities include co-working space, high-speed broadband, a digital manufacturing
facility with 3D printers and laser cutters, and business support and advice. Both BEC and the
Barclays Eagle Lab management team expressed their support for the complementary WIC
project.
2.13 A report by Lambert Smith Hampton (2020) on employment sites and premises in Cumbria
highlighted the opportunities for the region to capitalise on both enterprise growth and
flexible workspace trends to develop a stronger and more extensive network of business hubs
across and the county. The opportunity to develop good quality grow-on workspace for
ambitious SMEs that outgrow their current premises was also noted4.
Figure 2-4: Location of key existing workspace

Source: Produced by SQW 2021. Licence 100030994. Contains OS data © Crown copyright [and database right] [2020]

WIC benefits from a highly supportive policy context
2.14 As set out in the Workington Town Deal – in which WIC was identified as a priority project the vision for the WIC is informed by, and consistent with, the UK policy context at both
4

Lambert Smith Hampton (2020) Cumbria Employment Sites and Premises Study
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national and sub-national levels. There is strong alignment with the objectives of these
strategies and policy commitments, which emphasise incentivising business start-ups,
increasing levels of innovation and productivity, narrowing the divergence of living standards
across the country, and promoting a shift towards a low carbon economy (see Figure 2-5).
Figure 2-5: Illustration of strategic fit

Source: SQW

National level
Levelling Up Agenda

2.15 Levelling up is a key UK Government policy agenda, and a crucial theme informing investment
in the WIC. With the objective of creating parity in levels of economic development and living
standards between the UK’s flourishing cities and ‘left behind’5 towns, the levelling up agenda
places emphasis on increasing levels of productivity and innovation through investment in
infrastructure, skills, and research and development6.
2.16 The Towns Fund, a key mechanism within this agenda, aims to tackle the key challenges faced
by the UK’s left behind towns, including ‘an ageing population without the skills necessary to
5‘Left-Behind’
6

Places, Regional Inequalities and ‘Levelling Up’ – Geography Directions
‘Left-Behind’ Places, Regional Inequalities and ‘Levelling Up’ – Geography Directions
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attract new firms; fewer people going on to and returning from higher education, fewer
economic opportunities in the surrounding region; and less direct foreign investment than in
cities’7. The WIC will deliver key outcomes aligned with the levelling up agenda, acting
to facilitate increased levels of innovation, entrepreneurship and productivity, all of
which will support the wider regeneration of Workington town centre. WIC will also act as a
hub to both retain and attract talented individuals, boosting the town’s declining working age
population.
UK Industrial Strategy (2017)

2.17 The 2017 Industrial Strategy aimed to make the UK the world’s most innovative economy, the
best place to start and grow a business, and to provide good jobs and prosperity for all, by
establishing five foundations of productivity: ideas, people, infrastructure, business
environment, and places8.
2.18 The UK Industrial Strategy was superseded by the Build Back Better Plan For Growth,
published in March 20219. Rooted in the levelling up agenda, the plan promises investment in
three areas similar to the Industrial Strategy and the Towns Fund: Infrastructure, Skills, and
Innovation, as a means of responding to three key challenges: to level up the whole of the
UK, support the transition to net zero, and support the vision for a global Britain10. By
providing support for businesses to innovate and grow, and a location tailored to enable
talented individuals to collaborate, the WIC will bolster the town’s enterprise and innovation
rates thereby helping to level up the area both economically and socially. Furthermore,
Workington’s location on the energy coast and well-established industrial networks, means
local SMEs/start-ups are well placed to capitalise upon opportunities and contribute towards
the transition to net zero.
UK Innovation Strategy (2021)

2.19 The UK Innovation Strategy aims to make the UK a global hub for innovation by 2035, and
sets out four pillars to support the achievement of this aim:


Unleashing Business – fuelling businesses to innovate



People – making the UK the most exciting place for innovation talent



Institutions & Places – ensuring research, development and innovation institutions serve
the needs of businesses and places across the UK



Missions & Technologies – stimulating innovation to tackle major challenges faced by the
UK and the world and drive capability in key technologies11.

7

Towns Fund Prospectus (publishing.service.gov.uk)
Industrial Strategy: building a Britain fit for the future (publishing.service.gov.uk)
9 The UK's Industrial Strategy - GOV.UK (www.gov.uk)
10 Build Back Better - our plan for growth (publishing.service.gov.uk)
11 UK innovation strategy (publishing.service.gov.uk)
8
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2.20 The WIC is strongly aligned with the Strategy. It will contribute to creating a strong
innovation ecosystem in Cumbria by providing the hard and soft infrastructure required to
support businesses to start-up, innovate and grow, encourage knowledge exchange and
collaboration, and support skills development.

Regional level
Cumbria 10-year Local Industrial Strategy (2019)

2.21 Cumbria’s Industrial Strategy sets out five objectives to achieve its vision to be ‘the place to
live, work, visit and invest sustainably – where exceptional industry and innovation meets a
breathtakingly beautiful and productive landscape’12:


Growing and using our talent pool



Capitalising on our productivity, innovation and enterprise potential



Exploiting underdeveloped economic opportunities to help get a better balanced
economy



Ensuring that all of our residents contribute by sharing prosperity and opportunity



Improving connectivity across the county

2.22 The proposed WIC has the potential to deliver against all objectives, but it particularly
supports the first three objectives. The Centre will utilise an underdeveloped site, to create a
high quality hub that will capitalise on the town’s productivity, innovation and enterprise
potential. The multiplier effect will support the wider regeneration and prosperity of the town
centre following the economic shock of Covid-19 and associated shifts in retail patterns.
2.23 In addition, the creation of jobs in new and/or growing start-ups and SMEs will support
Workington to retain and attract talent. In the context of the COVID-19 pandemic, it has
commonly been reported that people aspire to a better work-life balance outside of major
cities13, and shifts in digital technology and remote working mean that major urban locations
are considerably less important; this presents a significant opportunity for a Workington to
attract inward investment and talent.
Borderlands Inclusive Growth Deal

2.24 Similar to Cumbria’s Local Industrial Strategy, the Borderlands Inclusive Growth Deal
emphasises the need to increase regional productivity and grow the working age population.
Specifically, it sets the objective of adding 5,500 jobs, and increasing GVA by £1.1bn14. The
WIC will support the delivery of all six objectives included in the Deal, but in particular
12

Cumbria's Local Industrial Strategy
Escape to the country: how Covid is driving an exodus from Britain’s cities | Coronavirus | The Guardian
14 £450 million Borderlands Growth Deal now underway - GOV.UK (www.gov.uk)
13
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narrowing the productivity gap, increasing the working age population, and reducing the
earnings gap and increasing access to quality jobs.

Local level
Allerdale Council Strategy 2020-2030 & Allerdale Recovery and Growth Strategy (2021)

2.25 At a local level, the WIC proposition is fully aligned to the Allerdale Council Strategy 20202030 which sets out five principal objectives which broadly aim to increase the financial
security of the council, provide outstanding local services, increase economic growth and
resilience in the area’s towns and villages, and work towards a greener Allerdale.
2.26 In addition, Allerdale’s Local Recovery and Growth Strategy emphasises ‘building back better’
from the pandemic. Its areas of focus are similar to the Council Strategy and include clean
growth, economic resilience (specifically focussing on agriculture and manufacturing),
diversifying the economy, creating thriving visitor destinations, towns and rural
communities, and sharing the proceeds of this growth.15
2.27 The WIC represents a clear alignment with both strategies. For example, the Centre will
help to diversify the local economy and boost economic resilience by supporting innovative
early-stage and growing firms, support the Council to achieve increased financial security via
the generation of increased business rates and council tax revenues, and promote the growth
of the clean growth sector.
2.28 Allerdale’s local strategies, as well as the regional and national level strategies, emphasise
shifting to a low carbon economy and generating green growth. The push across the political
spectrum to ‘Build Back Greener’16 presents an opportunity for Workington. The WIC itself
is designed as a carbon positive site, and its location within Britain’s Energy Coast Business
Cluster17, and proximity to Oldside and Siddick wind farms, as well as Sellafield, makes it well
placed to support this agenda. As the Innovation Strategy (and its predecessor) highlights, a
key aspect in delivering green growth will be the development of new start-ups and
investment in new technologies, an area in which innovation centres have demonstrable
success. In addition, the provision of cycle storage facilities at WIC will encourage individuals
to cycle to work rather than driving, thus further supporting the green growth agenda.
Allerdale Local Plan part 1 (2014)18 & part 2 (2020)19

2.29 The Allerdale Local Plan sets out a vision for new developments over the coming 15 years,
highlighting that the area has a minimum requirement for c.5.5k houses and 54 hectares of
employment land over that time period. The WIC aligns with key aspects of the plan, including
15

Allerdale Recovery and Growth Strategy
Legally binding targets to help “build back greener” - GOV.UK (www.gov.uk)
17 About BECBC | BECBC (becbusinesscluster.co.uk)
18 The Local Plan (Part 1) (allerdale.gov.uk)
19 Local Plan (Part 2) (allerdale.gov.uk)
16
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the aim to ‘diversify the urban and rural economic base of Allerdale to enable a prosperous
mixed, low carbon economy, including creative knowledge based industries, specialist
engineering, energy and tourism sectors’ as well as specifically to ‘encourage the development
of business clusters… provid[ing] a wide range of modern, high quality employment sites and
premises to meet existing business needs and emerging sectors’20.Furthermore, the Local Plan
identifies Central Car Park as a development site to be used to enhance the viability and
vitality of the town centre during the plan period.

Overview of the proposed investment in Workington Innovation
Centre
Vision and objectives
2.30 The vision for Workington, as set out in the Town Investment Plan, is that by 2030:
Workington is a vibrant and well-connected commercial, civic and community hub for West
Cumbria, loved by residents and visitors. Its prosperity is being built on a manufacturing
renaissance, clean energy and a thriving town centre, powered by its skilled workforce and a
dynamic mix of large and small companies. The town offers everyone a wealth of cultural, leisure,
sporting and recreational activities. The town centre is home to new residents, businesses and
social enterprise, as its attractive natural setting, built heritage and accessibility is increasingly
recognised across Cumbria and beyond. Workington is a safe, healthy, affordable and
sustainable community that offers opportunities for all.
2.31 The vision is underpinned by eight key strategic objectives, of which six are particularly
relevant to the WIC:


SO1. Workington grows its economy and employment through focusing on its strengths
in manufacturing and clean energy, and its role as West Cumbria’s primary service centre.



SO2. Workington attracts new and growing businesses through offering a skilled
workforce, a competitive cost base, and localised support.



SO4. Workington bolsters its natural and built environment offer for residents and
visitors.



SO5. Workington’s town centre prospers through attracting residents and public and
private investment, diversifying existing uses.



SO6. Workington enjoys excellent digital and physical connectivity.



SO7. The proceeds of Workington’s growth are shared widely in the local community.

20

The Local Plan (Part 1) (allerdale.gov.uk)
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2.32 The Workington Innovation Centre concept is well aligned with the overall vision for
Workington and the other Towns Fund supported schemes, notably the Digital Accelerator.
The Digital Accelerator is seeking to address the digital skills deficit in Cumbria by providing
a high quality facility with state of the art equipment that meets business and sector-level
needs and also supports future enterprise development. The WIC also complements the
public realm improvements to the Central Way underpass and the expansion of the Port of
Workington into a logistics and energy hub that will support new jobs and enterprise.
2.33 The vision for the WIC project is to:
Establish Workington Innovation Centre as a distinctive, successful, and widely recognised focal
point for the incubation and growth of scalable innovation active and/or technology-rich firms.
2.34 Achievement of this vision is underpinned by the following SMART objectives:


Five new companies started and housed within the WIC by 2030



By 2030, fifty new jobs (gross) will be created in the WIC



Ten strategic collaborations developed for tenant businesses by 2030



A 15% increase in the proportion of firms engaging with R&D and innovation in
Workington by 2030



By 2030, increase the headline all-inclusive rental figure for Grade A office space in
Workington Town Centre to £21.50 per sq. ft.

2.35 Progress against these objectives will be measured through the monitoring and evaluation
framework (see Management Case).

The proposition
2.36 The WIC will be a catalyst for the regeneration of the Central Area Car Park site. The flexible,
energy efficient, 15,000 sq. ft net lettable Innovation Centre building will offer:


high quality energy efficient design, modern/flexible office and co-working space that can
be reconfigured to meet the changing needs of tenants as they mature, grow and develop



high quality and flexible workshop space on the ground floor, designed to accommodate
advanced engineering or manufacturing firms seeking to embrace Industrial Digital
Technologies (IDTs)



reliable/resilient, cost-effective and ultrafast broadband, offering secure download
speeds of up to 1Gbps



cafeteria/bar and communal meeting/events space to encourage informal networking
and regular interactions between firms/workers and to animate the space during the day
and evening time, thus helping to attract more visitors and expenditure to the town centre
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formal conference/meeting room space designed to cater for a wide range of activities



a welcoming reception area with secure storage and shower facilities for cyclists



high quality innovation and entrepreneurship support designed to increase business
formation and to accelerate the adoption of new technologies/processes etc.

2.37 The vision is to establish the WIC as a distinctive, successful, and widely recognised focal point
for the incubation and growth of scalable firms. The WIC will have a broad innovation
coverage, but with a particular focus on digital technologies and the digitisation of advanced
manufacturing.
2.38 More broadly, the Innovation Centre will accommodate innovative start-ups from the local
area, in-movers from elsewhere, skilled knowledge workers who post Covid-19 are seeking
to shift to a remote or hybrid working model, as well as a small number of anchor tenants,
who are likely to be associated with the nuclear supply chain.
2.39 The high quality employment and commercial throughput created at the WIC will also help
accelerate the town’s post-pandemic economic recovery by attracting increased footfall and
expenditure. Additionally, the scheme will help to strengthen the local economy and boost its
long-term competitiveness and resilience by creating a pipeline of more innovation active and
technology rich SMEs.
Figure 2-6: Workington Innovation Centre entrance (top) and south façade (bottom)
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Source: Buttress

Project Theory of Change
2.40 The theory of change in Table 2-2 illustrates how and why the WIC is expected to lead to the
anticipated economic benefits. It articulates explicitly the context and rationale for the
project, sets out its objectives, and describes the relationship between the subsequent inputs,
activities, outputs, and outcomes.
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Table 2-2: Project theory of change
Context and
rationale

Entrepreneurship and innovation are key drivers of local economic growth. However, the Workington economy suffers from low levels
of business formation and major deficits in relation to higher-level skills and innovation. Compounding these structural weaknesses,
there is no supply of Grade A office space in Workington, which limits the town’s ability to attract and retain high quality firms, and
there is a poor supply of flexible units for early stage companies or in-movers looking for attractive office and workshop space
combined with tailored innovation support. There is also a limited supply of co-working space – both for local knowledge workers and
those based elsewhere who are seeking to visit the Lake District for leisure reasons, but would also like to combine this with some
remote working days. In addition, the impact of Covid-19 and the shift to online retail has been significant, and there is a need to reenergise Workington town centre and accelerate its post-pandemic recovery by attracting increased footfall and expenditure.
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There are three strong market failure rationales for public sector intervention:
 To tackle the information asymmetries and risk aversion which prevent potential entrepreneurs from starting new businesses and
also inhibit existing businesses from accessing the specialist support they need to innovate and grow
 To alleviate the stubborn viability gaps within the local commercial property market, which restrict the speculative supply of new,
high quality office and workshop space, which many modern occupiers demand. From a private sector developer’s point of view,
the costs associated with developing new space are too high given current rental levels and demand-side challenges, which mean
that development is not commercially attractive/viable. The WIC has the potential to help cultivate demand, bring a high quality
product to the market, which over time, will assist in pushing up rental figures.
 To maximise the positive externalities associated with developing WIC, specifically higher levels of town centre footfall, which will
promote increased levels of spending with town centre retailers etc. as well as ensuring that Workington is positioned on the
‘innovation map’ in West Cumbria and is able to compete more effectively in the future for innovation-related investment
opportunities – including those associated with the nuclear supply chain given its proximity to Sellafield.
Vision

Establish Workington Innovation Centre as a distinctive, successful, and widely recognised focal point for the incubation and growth of
scalable innovation active and/or technology-rich firms.

Theory of change

The provision of high quality, flexible space with wrap-around business support will attract innovative start-ups and early stage
companies to WIC. These will initially be a mix of existing businesses who require further space/support to expand as well as in-movers
to Workington attracted by the new offer and, over time, newly created businesses as a result of the entrepreneurship programme. WIC
will also offer co-working space to respond to the likely increased demand for flexible ‘third spaces’ as a result of behavioural shifts
observed during the pandemic. The ‘hard’ infrastructure of flexible office space, communal areas that support informal innovation
(including a café), reliable broadband etc. mixed with the complementary ‘soft’ infrastructure of the business support programme and
animation events for tenants will support employment/turnover/productivity growth of tenant firms. It will also develop a community
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of innovative companies, thus helping to enhance the image/profile of Workington and attract more tenants to WIC in future. Increasing
levels of activity at WIC will also generate benefits for the wider town centre through increased footfall and spending.
Key assumptions underpinning the theory of change are that: low rental values make the site unattractive to private developers; a
suitable contractor can be procured; there is demand from experienced innovation centre operator(s) to manage WIC; there is sufficient
business demand for the combination of ‘hard’ commercial space and ‘soft’ business support infrastructure; Covid-19 does not cause a
long term decline in the demand for office space; the existence of WIC and the supporting entrepreneurship programme will encourage
local people to start new businesses; business occupiers could not have found suitable alternative space locally, so would either not
expand or would have been forced to expand outside of Workington/ Allerdale; WIC’s informal innovation spaces and events
programme will build a community of innovative firms; the expertise of the chosen Innovation Centre operator supports the growth of
tenant firms; WIC complements current provision in West Cumbria, supporting ecosystem growth across the region.
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Inputs

Activities

Outputs

Outcomes

Impacts







Intermediate outcomes
 Number of businesses at WIC
 Number of businesses new to
Workington
 Number of individuals using
the co-working space
 Number of FTEs at WIC
 Number of new businesses
created by local people
 Improved business acumen
for businesses located at WIC
 Improved access to finance
knowledge for businesses
located at WIC
 Increased collaboration /
networking opportunities for
businesses at WIC
 Increased levels of innovation
in Workington











£8.2m from
the Town
Investment
Fund - £7.5m
capital and
£700k
revenue
£1.3m capital
match funding
from Allerdale
Borough
Council
Provision of
land by
Allerdale
Borough
Council
Time inputs
from design
team of





Submission of planning
application
Appointment of main
contractor
Construction of WIC
Appointment of WIC
operator
 Marketing and letting
of space at WIC
 Provision of targeted
business support for
tenant firms (incl.
facilitating access to
expertise, creating
collaboration
opportunities,
providing advice on
access to finance,
development of a peer
network etc.)








15,000 sq ft high
quality, flexible
innovation space – hotdesks and co-working
space, small offices,
and larger units
suitable for anchor
tenants
1,400 sq ft café / bar
entrance
36 car parking spaces
250 sq ft cycle storage
6,900 sq ft
improved/new
landscaped public
realm
Number of businesses
accessing targeted
support








Increased employment
Greater number of businesses
Increased overall levels of
entrepreneurship
Improved collaboration /
networking between businesses
in Allerdale
Increase in the number of
businesses that are innovation
active
Increased expenditure on
business R&D
Enhanced image/profile of
Workington as a business
location
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architects,
engineers etc.



Provision of an
entrepreneurship
programme for local
people



Number of local people
accessing the
entrepreneurship
programme

Final outcomes
 Growth in employment,
turnover and productivity of
businesses located at WIC
 Improved survival rates of
businesses located at WIC
 Greater footfall for the town
centre
 Sustainable operating model
for WIC
 More resilient and buoyant
commercial property market
in the local area as a result of
increased demand, higher
rental levels and land values
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Main risks
2.41 Table 2-3 sets out the key risks for the Strategic Case and the ability of the scheme to meet the
strategic objectives. This includes the likelihood of each risk occurring, its potential impact,
and the mitigation against these risks occurring.
Table 2-3: Risks for the Strategic Case (likelihood and impact: 1 = Low, 5 = High)
Risk

Likelihood

Impact

Mitigation

Final design of the
WIC not attuned to
needs of target
customers

1

5

Expert advice from a successful operator of such
environments to provide ‘critical friend support’ as the
design evolves to ensure design is fit for purpose as it
progresses through the planning process.

A suitable contractor
cannot be procured

2

5

The inability to procure a suitable contractor to build
the WIC could result in significant delays and financial
implications.
ABC will launch a competitive tender exercise to
find a suitable contractor using a SCAPE Framework
which the council have successfully used for previous
schemes.

An experienced
innovation centre
operator(s) cannot be
procured

2

5

Strong management by a specialist operator is an
integral part of the WIC concept if the project is to
deliver] effectively against its core objectives. At this
stage, there is no certainty that the WIC will be
attractive to commercial operators given the economic
and commercial property market contexts for the
scheme.
ABC will launch a competitive tender exercise to
find a suitable operator for the WIC.

Costs increase/
inflation

2

4

Cost increases/inflation could compromise the ability
to complete the scheme to the required quality design
standards and to the planned timescales.
Detailed cost analysis has been completed by Quantity
Surveyors. During the development, costs will be
closely managed and monitored by ABC. A 10%
contingency budget has been incorporated into the
costs, and optimism bias applied to the economic
assessment.

Low take up of the
space

3

4

Inevitably, there is a risk of a lack of demand from
enterprises for space in the WIC, exacerbated by the
changes to work patterns owing to the Covid-19
pandemic.
A specialist operator with a strong track record in
operating innovation centres across the UK will be
procured to manage the WIC. An effective marketing
strategy will be developed to promote and encourage
the uptake of the space. The delivery of high quality
innovation support and entrepreneurship programmes
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Risk

Likelihood

Impact

Mitigation
will help to cultivate demand and raise rental levels.
Also, the design of the building is very flexible, as well
as being inspirational and aspirational. WIC will be
able to respond quickly to changes in patterns of
demand, and the top floor could easily be repurposed
for use as an aparthotel, which would drive additional
demand.

The innovation centre
duplicates existing
enterprise support in
Cumbria

2

3

It is critical that the WIC complements existing and
upcoming enterprise support across West Cumbria to
avoid competition and support ecosystem
development.
Through the final design, construction and early
delivery phases, ABC (and where relevant, the
innovation centre operator) will be in frequent
communication with key stakeholders across the region
to ensure transparency and identify / resolve any areas
of possible duplication early on.
Source: SQW

Constraints and interdependencies
2.42 The key condition that will need to be met to realise the ambitions for the project is
successfully securing planning permission for the Central Carpark site, and then complying
with any planning conditions imposed. This is not considered to be a major concern because
ABC own the carpark and there is alternative parking provision in the town centre. The Covid19 pandemic may also be a constraint if construction activity is affected by any further Covid19 lockdowns/restrictions imposed by the UK Government.

Stakeholder engagement
2.43 To inform the development of the business case, 15 in-depth consultations were completed
with a wide range of stakeholders covering the private sector, business representative
organisations and public sector over Autumn 2021 (see Table 2-4). In addition, SQW
developed an e-survey, which ABC distributed to local enterprises in October 2021. The
survey generated ten usable completions, with most respondents being mature,
manufacturing firms.
Table 2-4: Engagement with stakeholders
Stakeholders
Public sector




Allerdale Borough Council
Cumbria County Council
Cumbria LEP
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Allerdale Investment Partnership
University of Cumbria

Local enterprises and intermediaries










Sellafield
National Nuclear Laboratory
McMenon Engineering Services Ltd
Forth Engineering Ltd
MissionCX
Building Extraordinary Communities (BEC)
The Entrepreneurs Group Ltd
Eagle Labs, Bus Station Whitehaven
Industrial Solutions Hub (ISH)

Property market agents



Avison Young
Carigiet Cowen

There is widespread support and enthusiasm amongst stakeholders for the
development of the proposed Workington Innovation Centre
2.44 The key findings from the consultations were as follows:


Existing actors in the Cumbrian enterprise landscape, such as the Barclays Eagle Labs
team, are keen to explore potential synergies and areas of complementarity.



Combined with other recent enterprise focused developments, such as The Bus Station in
Whitehaven and Industrial Solutions Hub (ISH) in Cleator Moor, stakeholders stated there
was a real opportunity to develop a critical mass of innovative enterprise activity
in West Cumbria.



Stakeholders stated that an important remit of the WIC was to provide a hub for
networking and collaborative R&D activity.



Skilled labour shortages was a commonly cited challenge, and it was hoped the WIC
could help to address this by attracting skilled labour/entrepreneurs into the area and
promoting innovation and entrepreneurship to local adolescents.

2.45 Feedback from consultees on the mix/type of space which should be included in the WIC has
heavily informed the design and management of the innovation centre:


Flexibility was a consistent theme throughout the discussions. The WIC development
must be agile enough to respond quickly to emerging shifts in the market.



The facility must also offer high quality physical and digital infrastructure, including
a resilient and future-proofed superfast broadband connection (>1GB).



The provision of workshop space as well as an aparthotel could be really helpful in
differentiating the offer and cultivating demand within different segments of the market.
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2.46 Furthermore, most e-survey respondents identified a gap in the market for a new innovation
centre, and three firms indicated that they would be interested in taking space at the WIC.
Whilst priorities for the mix/type of space varied, links to university / college expertise to
support collaborative R&D, proximity to collaborators / suppliers, and flexible leasing
arrangements (‘easy-in, easy-out’) were identified as the most important features for the
innovation centre and as above have been considered in the design and management of the
WIC.

Concluding thoughts on the Strategic Case
2.47 For too long the Workington economy has suffered from low levels of business formation (half
the national level) and major deficits in relation to higher-level skills and innovation.
Additionally, too many of Workington's talented entrepreneurs have left the town to grow
and develop their businesses elsewhere. WIC will respond directly to these structural
challenges and help to unlock exciting growth opportunities associated with digitisation and
IDTs. It will support cluster development and accelerate innovation in the local area, as well
as helping to re-energise the town centre by attracting investment and boosting expenditure
on the High Street.
2.48 The specialist facility will be designed to accommodate innovative start-ups from the local
area, in-movers from elsewhere who will be attracted by the high-quality environment and
incubation support offer, skilled knowledge workers who are seeking to shift to a remote
working model but do not wish to work from home five days a week, as well as a small number
of anchor tenants who will help to quickly build a critical mass of innovative activity on-site.
2.49 This case for the development is based on: a very supportive UK policy context, giving strong
backing for business formation, business growth and the strengthening of innovation
networks; the opportunity to drive the next phase of Workington's economic growth and to
diversify its economy; the current absence of a visible focal point for enterprise, innovation
and cluster development in the town, although there are exciting and complementary
developments progressing elsewhere in West Cumbria; the opportunity to transform
outdated perceptions of Workington, building on its proximity to the stunning Lake District
in order to attract and retain more talent in the local area; the opportunity to embrace the
shift to increased remote working, which has been accelerated greatly as a result of the Covid19 pandemic; and a very real and serious threat to the long-term sustainability of Workington
town centre without intervention to increase footfall and expenditure.
2.50 WIC will offer: a tailored entrepreneurship programme for local people; a busy programme
of cluster development events, workshops and innovation/technology showcases to
encourage business footfall and the development of the facilities as hubs for those businesses
that are serious about innovation, technology and scaling; and linkages into key innovation
partners. The WIC will play a key role in supporting knowledge exchange, innovation and
improving access to appropriate growth finance.
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3. Economic Case
Summary of Economic Case


The long list of six distinct options was developed into a shortlist of four
options, of which the three ‘do something’ options were modelled in order to
assess the potential economic impact of the WIC:
 Option 3a: 10k sq. ft net lettable office and workshop space Enterprise
Centre with limited entrepreneurship programme
 Option 4a: Regionally significant 15k sq. ft net lettable office and workshop
space Innovation Centre with entrepreneurship and innovation support
programme
 Option 5a: Regionally significant 20k sq. ft net lettable office and
workshop space Innovation Centre with entrepreneurship and
innovation support programme



Option 3 is rejected as it is estimated to deliver a lower value for money than
Options 4 and 5, as well as generating a lower level of non-quantifiable
benefits.



Option 5 generates the highest NPV in the ‘core scenario’ whilst Option 4
returns the highest estimated BCR. However, the construction cost analysis
revealed that Option 5 was not affordable, so it is discounted.



Option 4 is selected as the preferred option because it will achieve the core
project objectives, offer value for money to the public sector, and contribute
towards a range of important but non-quantifiable benefits for Workington.

Introduction
3.1 This Section assesses the Economic Case for the proposed Workington Innovation Centre
(WIC). The options in the longlist of possibilities are reviewed against the critical success
factors for the project, providing the basis for developing a shortlist of four options for full
assessment in the appraisal. The benefits of delivering the proposed scheme, including
quantified and other anticipated impacts, are then assessed, and value-for-money and benefitcost ratios calculated.

Approach to Economic Case
Critical success factors
3.2 The key critical success factors that have been used to develop and appraise the longlist of
options for the development are:
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Enterprise benefits: contribute to the growth and retention of SMEs within Workington
and Allerdale more broadly



Innovation benefits: contribute to an uplift in innovation activity within Workington and
Allerdale more broadly



Design standards: the Innovation Centre will be highly sustainable, of a high quality,
flexible and suitable for its intended use



Financial sustainability: the development must be on a scale that allows WIC to generate
sufficient income to become financially sustainable over the long-term, once occupancy
builds



Affordability: ensuring that the project can be delivered within the available funds
(drawing on Allerdale Borough Council resources and the Towns Fund Deal grant) both
at the initial development stage and once it is operational



Value for money: ensuring the project optimises value for money for the Towns
Fund/public purse



Supplier capacity and capability: ensuring that potential contractors have the requisite
capacity and capabilities needed to deliver the project successfully and complementing
existing provision elsewhere in West Cumbria.

Long list of options
3.3 The table overleaf presents a long list of six distinct options, including a ‘do nothing’ scenario.
The ‘do something’ options range from the creation of a 5k sq ft Enterprise Centre through to
the creation of a regionally significant 20k sq ft office and workshop space Innovation Centre
with an entrepreneurship and innovation support programme, as well as aparthotel
provision.
3.4 All of the five ‘do something’ options include three variations to test the provision of different
types of commercial space: office and workshop space; workshop space only; and office space
only.
3.5 The final column of the table includes a high level SWOT assessment of the options against
the objectives and critical success factors for the intervention.
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Table 3-1: Long list of options
Option

Brief description

High-level SWOT assessment

Option 1: Business as
Usual (‘do nothing’)

The Innovation Centre
project does not
proceed
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Option 2a: 5k sq ft
office and workshop
space Enterprise
Centre with
entrepreneurship
programme

Redevelopment of
Central Carpark to
create a 5,000 sq ft
mixed use Enterprise
Centre (office and
workshop space)



Option 2b: 5k sq ft
workshop space
Enterprise Centre
with entrepreneurship
programme

Redevelopment of
Central Carpark to
create a 5,000 sq ft
Enterprise Centre
(workshop space only)




Option 2c: 5k sq ft
office space
Enterprise Centre
with entrepreneurship
programme

Redevelopment of
Central Carpark to
create a 5,000 sq ft
Enterprise Centre
(office space only)











The objectives for the project are not delivered.
None of the potential socio-economic and environmental benefits associated with the IC proposal are
realised:
 The structural weaknesses within the local economy around skills deficits, a shortage of high
quality employment opportunities, low levels of entrepreneurship and innovation are not
addressed.
 Failures within the local commercial property market are not fixed, so local supply remains
characterised by outdated and poor quality stock. Rental levels remain subdued and there is very
little (if any) commercial development activity.
 The wider programme to regenerate and re-energise the town centre following the economic
shock of Covid-19 and accelerating shifts observed in retail patterns is hampered.
The inherent risks (primarily financial and reputational) associated with an ambitious and visionary
development such as the proposed new IC are removed.
Limited impact and contribution to objectives given small scale of development – even if fully
occupied.
No business, entrepreneurship or innovation support is affordable given limited amount of rental
income generated
Mix of space available may help to attract occupiers
Limited impact and contribution to objectives given small scale of development.
No business, entrepreneurship or innovation support is affordable given limited amount of rental
income generated
Workshop space offer could support some co-location of engineering-based firms with associated
networking and collaboration benefits
Limited impact and contribution to objectives given small scale of development
No business, entrepreneurship or innovation support is affordable given limited amount of rental
income generated
Office development could provide some private space for individual SMEs and flexible co-working
space for workers
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Option

Brief description

High-level SWOT assessment

Option 3a: 10k sq ft
office and workshop
space Enterprise
Centre with
entrepreneurship
programme

Redevelopment of
Central Carpark to
create a 10,000 sq ft
Enterprise Centre
(office and workshop
space) with
entrepreneurship
programme support



Option 3b: 10k sq ft
workshop space
Enterprise Centre
with entrepreneurship
programme

Redevelopment of
Central Carpark to
create a 10,000 sq ft
Enterprise Centre
(workshop space only)
with entrepreneurship
programme support



Option 3c: 10k sq ft
office space
Enterprise Centre
with entrepreneurship
programme

Redevelopment of
Central Carpark to
create a 10,000 sq ft
Enterprise Centre
(office space only)
with entrepreneurship
programme support



Option 4a: Regionally
significant 15k sq ft
office and workshop
space Innovation
Centre with
entrepreneurship
and innovation
support programme

Redevelopment of
Central Carpark to
create a 15,000 sq ft
Innovation Centre
(office and workshop
space) with
entrepreneurship and















A fully occupied 10k sq ft development would deliver a reasonable level of socio-economic impact
and contribution to the project objectives
Some basic entrepreneurship support provision would be feasible
Mix of spaces could support the co-location of engineering and office-based firms with associated
networking and collaboration benefits

A fully occupied 10k sq ft development would deliver a reasonable level of socio-economic impact
and contribution to the project objectives
Some basic entrepreneurship support provision would be feasible
Workshop space provision could support the co-location of engineering firms with associated
networking and collaboration benefits

A fully occupied 10k sq ft development would deliver a reasonable level of socio-economic impact
and contribution to the project objectives
Some basic entrepreneurship support provision would be feasible
Office development could provide some private space for individual SMEs including potential inmovers to Workington and flexible co-working space for workers

A fully occupied 15k sq ft development would deliver a significant level of socio-economic impact and
contribution to the project objectives… but it will require significant leadership and management
expertise to cultivate demand as well as ongoing revenue support in the early years as occupancy
builds gradually
High quality entrepreneurship and innovation support provision would be feasible
Mix of spaces could support the co-location of engineering and office-based firms with associated
networking and collaboration benefits
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Option

Brief description

High-level SWOT assessment

innovation
programme support




Option 4b: Regionally
significant 15k sq ft
workshop space
Innovation Centre
with
entrepreneurship
and innovation
support programme

Redevelopment of
Central Carpark to
create a 15,000 sq ft
enterprise centre
(workshop space only)
with entrepreneurship
and innovation
programme support
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Option 4c: Regionally
significant 15k sq ft
office space
Innovation Centre
with
entrepreneurship
and innovation
support programme

Redevelopment of
Central Carpark to
create a 15,000 sq ft
enterprise centre
(office space only)
with entrepreneurship
and innovation
programme support









Option 5a: Regionally
significant 20k sq ft
office and workshop

Redevelopment of
Central Carpark to
create a 20,000 sq ft



The scale of development would allow the IC to cater for start-ups, expanding SMEs (in the form of
grow-on space) as well as anchor tenants
A high-quality development of this scale would deliver an important signal to the market (helping to
raise rental levels) and create a flagship new building in the heart of Workington Town Centre.
A fully occupied 15k sq ft development would deliver a significant level of socio-economic impact and
contribution to the project objectives… but it will require significant leadership and management
expertise to cultivate demand as well as ongoing revenue support in the early years as occupancy
builds gradually. There may not be sufficient demand for 15k sq ft of high-end workshop space
High quality entrepreneurship and innovation support provision would be feasible
Workshop space provision could support the co-location of engineering firms with associated
networking and collaboration benefits
The scale of development would allow the IC to cater for start-ups, expanding SMEs (in the form of
grow-on space) as well as anchor tenants
A high-quality development of this scale would deliver an important signal to the market (helping to
raise rental levels) and create a flagship new building in the heart of Workington Town Centre.
A fully occupied 15k sq ft development would deliver a significant level of socio-economic impact and
contribution to the project objectives… but it will require significant leadership and management
expertise to cultivate demand as well as ongoing revenue support in the early years as occupancy
builds gradually.
There may not be sufficient demand for 15k sq ft of Grade A office space
High quality entrepreneurship and innovation support provision would be feasible
Workshop space provision could support the co-location of engineering firms with associated
networking and collaboration benefits
The scale of development would allow the IC to cater for start-ups, expanding SMEs (in the form of
grow-on space) as well as anchor tenants
A high-quality development of this scale would deliver an important signal to the market (helping to
raise rental levels) and create a flagship new building in the heart of Workington Town Centre.
This would be a transformational version of the scheme that has the potential to deliver very
significant beneficial impacts and to fully meet the objectives.
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Option

Brief description

High-level SWOT assessment

space Innovation
Centre with
entrepreneurship
and innovation
support programme

enterprise centre
(office and workshop
space) with
entrepreneurship and
innovation
programme support



Option 5b: Regionally
significant 20k sq ft
workshop space
Innovation Centre
with
entrepreneurship
and innovation
support programme

Redevelopment of
Central Carpark to
create a 20,000 sq ft
enterprise centre
(workshop space only)
with entrepreneurship
and innovation
programme support



Option 5c: Regionally
significant 20k sq ft
office space
Innovation Centre
with
entrepreneurship
and innovation
support programme

Redevelopment of
Central Carpark to
create a 20,000 sq ft
enterprise centre
(office space only)
with entrepreneurship
and innovation
programme support



Option 6a: Regionally
significant 20k sq ft
office and workshop
space Innovation
Centre with
entrepreneurship
and innovation
support programme

Redevelopment of
Central Carpark to
create a 20,000 sq ft
enterprise centre
(office and workshop
space) with
entrepreneurship and
innovation















However, it will require significant leadership and management expertise to cultivate demand as well
as ongoing revenue support in the early years as occupancy builds gradually.
Mix of office and workshop space may help to attract and retain occupiers – differentiating it from
existing supply elsewhere.

This would be a transformational version of the scheme that has the potential to deliver very
significant beneficial impacts and to fully meet the objectives.
However, it will require significant leadership and management expertise to cultivate demand as well
as ongoing revenue support in the early years as occupancy builds gradually.
There is unlikely to be sufficient demand for 20k sq ft of workshop space if entrance criteria are to be
maintained, unless some anchor tenants can be secured.

This would be a transformational version of the scheme that has the potential to deliver very
significant beneficial impacts and to fully meet the objectives.
However, it will require significant leadership and management expertise to cultivate demand as well
as ongoing revenue support in the early years as occupancy builds gradually.
There is unlikely to be sufficient demand for 20k sq ft of office space if entrance criteria are to be
maintained, unless some anchor tenants can be secured.

This would be a transformational version of the scheme that has the potential to deliver very
significant beneficial impacts and to fully meet the objectives.
The aparthotel elements would complement the IC and help to generate demand from knowledge
workers and their families who wish to visit the Lake District, thus enhancing the local visitor
economy offer.
The aparthotel would bring additional operational challenges, but these could be overcome with
appropriate management expertise. The additional income could help to cross-subsidise the running
costs for the IC – including the support programmes and events programme.
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Option

Brief description

High-level SWOT assessment

as well as aparthotel
provision

programme support
and aparthotel
provision

Option 6b: Regionally
significant 20k sq ft
workshop space
Innovation Centre
with
entrepreneurship
and innovation
support programme
as well as aparthotel
provision

Redevelopment of
Central Carpark to
create a 20,000 sq ft
enterprise centre
(workshop space only)
with entrepreneurship
and innovation
programme support
and aparthotel
provision



Option 6c: Regionally
significant 20k sq ft
office space
Innovation Centre
with
entrepreneurship
and innovation
support programme
as well as aparthotel
provision

Redevelopment of
Central Carpark to
create a 20,000 sq ft
enterprise centre
(office space only)
with entrepreneurship
and innovation
programme support
and aparthotel
provision















This would be a transformational version of the scheme that has the potential to deliver very
significant beneficial impacts and to fully meet the objectives.
The aparthotel elements would complement the IC and help to generate demand from knowledge
workers and their families who wish to visit the Lake District, thus enhancing the local visitor
economy offer.
The aparthotel would bring additional operational challenges, but these could be overcome with
appropriate management. expertise. The additional income could help to cross-subsidise the running
costs for the IC – including the support programmes and events programme.
There is unlikely to be sufficient demand for 20k sq ft of workshop space if entrance criteria are to be
maintained, unless some anchor tenants can be secured.
This would be a transformational version of the scheme that has the potential to deliver very
significant beneficial impacts and to fully meet the objectives.
The aparthotel elements would complement the IC and help to generate demand from knowledge
workers and their families who wish to visit the Lake District, thus enhancing the local visitor
economy offer.
The aparthotel would bring additional operational challenges, but these could be overcome with
appropriate management expertise. The additional income could help to cross-subsidise the running
costs for the IC – including the support programmes and events programme.
There is unlikely to be sufficient demand for 20k sq ft of office space if entrance criteria are to be
maintained, unless some anchor tenants can be secured.
Source: SQW and project Steering Group
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Shortlisted options
3.6 Following HMT Green Book guidance, the potential economic impacts of four shortlisted
delivery options have been modelled:


Option 1: Do Nothing - the Innovation Centre project does not proceed



Option 3a: 10k sq ft net lettable office and workshop space Enterprise Centre with limited
entrepreneurship programme



Option 4a: Regionally significant 15k sq ft net lettable office and workshop space
Innovation Centre with entrepreneurship and innovation support programme



Option 5a: Regionally significant 20k sq ft net lettable office and workshop space
Innovation Centre with entrepreneurship and innovation support programme

Economic benefits
3.7 As noted in the logic model and theory of change presented in Section 2, the key direct output
of the project will be the construction of the WIC, specifically the provision of high quality
office and workshop floorspace alongside a cafe. The beneficial employment and GVA impacts
which flow from occupancy of the WIC are the scheme’s key outcomes as shown in the graphic
overleaf. These outcomes will rely as much on the quality of the ‘soft’ support (including the
entrepreneurship and innovation support programme) provided by the WIC operator and
partners as the ‘hard’ infrastructure itself. Indeed, the added value provided by the innovation
support is a crucial part of the Strategic Case for the scheme as discussed in Section 2.
Therefore, the WIC project should be seen not simply as a property scheme – rather it will
form an important step in the growth of Workington’s, and indeed Allerdale’s, innovative
business base.
3.8 Recognising that this intervention is about innovation and more than ‘bricks and mortar’, the
value for money metrics are assessed primarily in terms of jobs created, rather than the land
value uplift approach which is more appropriate for ‘pure’ land and property schemes. In
addition, commentators have criticised the land value uplift approach as unworkable outside
the Greater South East21, with the Institute for Economic Development noting that the
“approach simply did not work for non-residential schemes outside of high market value
areas.”22 For completeness however, the results of such a land value uplift approach are
provided in Annex B.

See, for example, Are https://lichfields.uk/blog/2018/january/23/are-you-uplifted-land-valueuplift-and-economic-appraisal/you uplifted? Land value uplift and economic appraisal
22 https://ied.co.uk/news events/the new green book/
21
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Figure 3-1: Routes to economic impact

Source: SQW

Key assumptions used in the model
3.9 The flow chart below shows the overall structure of the economic impact model used to
estimate the potential beneficial economic impacts. Consistent with the source of the funding
being the Town Deal, these are assessed at the level of Workington. The modelling period is
taken as 2022-2038 (a 17 year period) to allow for the construction of WIC and 15 years of
operation.
Figure 3-2: Economic impact model architecture

Source: SQW

Floorspace

3.10 The table below shows the volume of floorspace to be delivered under the three ‘do
something’ options.
Table 3-2: Schedule of floorspace (sq ft, Net Lettable Area)
Café/kitchen

Option 3a

Option 4a

Option 5a

-

396

494
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Option 3a

Option 4a

Option 5a

Workshop

1,076

2,965

3,706

Remainder of WIC

8,924

11,640

15,799

10,000

15,000

20,000

Total

Source: SQW, based on Buttress information

Maximum jobs hosted and productivity

3.11 The maximum gross number of jobs hosted at WIC is estimated by applying HCA guidance on
employment density to the separate categories of floorspace, i.e. office, workshop and café
space.23 The number of jobs required to operate the WIC are also included.
Table 3-3: Maximum gross employment at WIC
Option 3a

Option 4a

Option 5a

41

54

69

Workshop space

3

10

11

Café

-

2

3

Staffing

2

3

4

46

68

Office space

Total

87
Source: SQW analysis

3.12 The number of employees has then been converted to GVA by using relevant productivity
(GVA per job) metrics for Allerdale as set out below.
Table 3-4: Productivity (GVA per job) at WIC
Sector

Office space

Workshop space

Café

Professional, scientific
and technical activities

Manufacturing

Accommodation and
food service activities

71.6

20.9

GVA per job (£k)

41.1

Source: SQW analysis of BRES and ONS data

Occupancy build up

3.13 The maximum number of jobs hosted is then adjusted to take account of the time required for
tenant businesses to be attracted to the WIC and occupancy to build up. Practical completion
of the WIC is scheduled for 2024. The subsequent build-up of occupancy for the office and
workshop space is shown in the table below. The occupancy scenario has been informed by
the findings of the demand assessment and the consultancy team’s wider experience. It is
assumed that 100% occupancy is never reached to allow for some ‘churn’ in occupiers.

23

HCA, 2015, Employment Density Guide
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3.14 In Options 4 and 5, it is assumed that the café is occupied when the WIC opens (i.e. 2024) and
remains occupied throughout the modelled period.
Table 3-5: Occupancy build up for office and workshop space (%)
2024

2025

2026

2027

2028

2029

2030

2031

2032

2033

Option 3

40%

55%

70%

85%

90%

90%

90%

90%

90%

90%

Option 4

25%

35%

45%

55%

70%

85%

90%

90%

90%

90%

Option 5

15%

25%

35%

40%

50%

65%

70%

75%

80%

80%
Source: SQW

Adjustment for additionality and discounting

3.15 The gross economic impact of the WIC is generated by combining the occupancy build-up and
GVA per job estimates. Adjustments are then required to convert these benefits into net
impacts suitable for use in the Value for Money metrics applied in public sector economic
development decision making.
3.16 Specifically, the following additionality adjustments are made in relation to the office,
workshop and café space:


Deadweight. This has been assessed based on the ‘do nothing’ option which assumes that,
in the absence of the Town Deal funded intervention, WIC would not be developed and so
no jobs would be based there.



Leakage. Only the impacts of employment and turnover within Workington are
considered in the model, meaning further leakage adjustments are not appropriate.



Displacement. This refers to the proportion of outputs/outcomes at WIC which are
accounted for by reduced outputs/outcomes elsewhere in Workington. There is the
potential for some eventual occupiers at the WIC to already be based elsewhere in
Workington. However, relocating to WIC will allow these occupiers to grow more quickly
than would otherwise be possible because of the associated innovation support, and it is
also anticipated that the development of WIC will also attract occupiers who are new to
Workington (new in-movers). Displacement has therefore been set to the mean subregional benchmark level of 21.5%.



Substitution - This effect arises where a firm substitutes one activity for a similar one to
take advantage of public sector assistance (e.g. recruiting an unemployed person whilst
another employee loses their job). The potential for occupiers to move from elsewhere in
the Workington to WIC is considered above, and further adjustments for substitution are
not considered to be appropriate.



Multipliers. A multiplier of 1.25 is used, informed by the BIS additionality research which
found a mean sub-regional multiplier of 1.25 across a wide range of evaluations of
interventions.
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3.17 To reflect the potential for optimism bias, an optimism adjustment of 20% has been applied
to the modelled benefits of the innovation space under Option 5. This is considered prudent
because whilst a demand assessment and detailed cost calculations have been undertaken,
given the scale of the project and the property market context, a risk of optimism bias remains.
Progressively lower optimism bias figures of 15% and 10% have been applied to Options 4
and 3 respectively to reflect the reduced volume of floorspace in these options. For the same
reason, lower optimism bias adjustments have been made to the modelled benefits arising
from the workshop and café space in all options.
3.18 Note that no optimism bias adjustment is applied to the level of Town Deal funding, as it is
assumed that the amount of this resource is fixed.
3.19 Finally, the discount rate is set to 3.5%, as per the HM Treasury Green Book. Here, the
discount rate refers to the ‘social time preference rate’ rather than a commercial discount rate
which would be appropriate for financial analyses.

Economic costs
3.20 The WIC was allocated £8.2m (incl. £700k revenue support for operating costs) in the Town
Deal. Allerdale Borough Council will provide a further £1.3m in capital funding, in addition to
contributing ‘in kind’ by providing the land for the WIC. Order of Cost Estimates produced by
Mott MacDonald as part of the Business Case process have identified the cost of Option 5 as
being £10.5m, which exceeds the available funding. Costs for Options 4 and 3 have been
estimated at £8.8m and £7.3m respectively.
3.21 The total value of Town Deal and Council funding required, and the Present Value of this
funding once the expenditure profile has been taken into account are shown below.
Table 3-6: Economic costs (£)
Option 3

Option 4

Option 5

8.1

9.5

11.2

7.5

8.9

10.5

Total public sector funding
Present Value of total public sector funding

Source: SQW, drawing on information from Mott MacDonald

Value for Money assessment
3.22 The beneficial economic impacts from WIC will arise through the occupation of the newly
constructed floorspace. As summarised in the table below, encouragingly, all options are
estimated to deliver positive benefit cost ratios (BCRs) and Net Present Values (NPVs). Option
5 is estimated to generate the highest NPV. Option 4 is estimated to deliver the second highest
NPV, but the highest BCR. Note that Option 1 (Do Nothing) is not shown in the table because
it requires no public investment and generates no additional benefits.
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Table 3-7: Value for Money summary
Option 3

Option 4

Option 5

7.5

8.9

10.5

Present Value of total net GVA benefits

18.4

23.9

26.1

Net Present Value

10.8

15.0

15.6

Benefit Cost Ratio

1.4

1.7

Present Value of total grant funding

1.5
Source: SQW

Sensitivity analysis
Switching values

3.23 Switching values is a form of sensitivity analysis which examines how much the estimated
benefits/costs would need to fall or rise for an Option to move from generating a Net Present
Value to generating a Net Present Cost or vice versa. As the Town Deal costs of each Option
are assumed to be fixed, this analysis is undertaken for the estimated benefits only.
3.24 In all cases, the scale of modelled benefits would have to fall by c.60% to result in the
intervention generating a Net Present Cost. This result should give comfort to public sector
decision makers and wider stakeholders.
Table 3-8: Switching values
Actual fall in benefits
Percentage fall in benefits

Units

Option 3

Option 4

Option 5

£m, 2021 prices

10.8

15.0

15.6

%

59%

63%

60%
Source: SQW analysis

Scenarios

3.25 Sensitivity analysis is used to examine the influence of changing key parameters in the
economic impact model. The modelling work has identified two key parameters to be tested
in the sensitivity analysis: occupation density; and the build-up of occupancy. The scenarios
are applied to the office space only as that is the most significant element of WIC in both
floorspace and GVA generation terms. The two scenarios are examined below.
3.26 Sensitivity analysis on occupation density is used to examine the design/operation risk that
the targeted relatively high levels of occupation density are not achieved. In the ‘core’
scenario, occupation density for the office space is set at 18sqm/FTE which is towards the
highest density in the Managed Workspace class, but lower than the least dense Co-Working
space estimate (15sqm/FTE) in the HCA guidance. In Scenario 1, it is pessimistically assumed
that the occupation density of the office space falls by 20%, equating to a new density of
22sqm/FTE which is closer to the mid-point of the Managed Workspace range. This
adjustment is applied to all Options.
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Table 3-9: Scenario 1 – input values for lower occupation density of office space
Square metres per FTE
‘Core’ scenario

18

Scenario 1

22
Source: SQW

3.27 Scenario 2 reflects a risk of lower than expected demand for office space at WIC. In this
scenario, it is assumed that occupancy is 20% lower in each year than in the core scenario as
set out in the table below.
Table 3-10: Scenario 2 – input values for more cautious occupancy build
2024

2025

2026

2027

2028

2029

2030

2031

2032

2033

Option 3

40%

55%

70%

85%

90%

90%

90%

90%

90%

90%

Option 4

25%

35%

45%

55%

70%

85%

90%

90%

90%

90%

Option 5

15%

25%

35%

40%

50%

65%

70%

75%

80%

80%

Option 3

32%

44%

56%

68%

72%

72%

72%

72%

72%

72%

Option 4

20%

28%

36%

44%

56%

68%

72%

72%

72%

72%

Option 5

12%

20%

28%

32%

40%

52%

56%

60%

64%

64%

‘Core’ scenario

Scenario 2

Source: SQW analysis

3.28 The table below presents the results for the ‘core’ scenario and the alternative scenarios
tested. Encouragingly, all Options continue to offer positive BCRs under the more pessimistic
scenarios. The gap between the BCRs of the different Options also narrows – Option 4 again
return the highest BCR in Scenario 1, but Option 5 now generates the highest BCR in Scenario
2.
3.29 Although outside the scope of the Economic Case, it is also noted that either scenario would
reduce the financial viability of WIC.
Table 3-11: Scenario analysis results
Units

Option 3

Option 4

Option 5

‘Core’ scenario - higher
value occupiers

Net Present Value

£m

10.8

15.0

15.6

Benefit Cost Ratio

Ratio

1.4

1.7

1.5

Net Present Value

£m

8.1

12.0

12.3

Scenario 1 - lower
density occupation

Benefit Cost Ratio

Ratio

1.1

1.3

1.2

Net Present Value

£m

9.6

11.7

15.0
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Scenario 2 – more
cautious occupancy build

Benefit Cost Ratio

Ratio

1.3

1.3

1.4
Source: SQW

Non-quantified benefits
The BCR is a valuable tool for informing the choice of options… but a single and often spuriously
accurate BCR, developed without reference to a strategic case, does not give a comprehensive
view of the social value offered by an intervention and should never be the sole defining factor
in appraising options.
Green Book Review: 2020, Findings and Response
3.30 As highlighted in the above quote, Business Cases (and decision makers) should give full
consideration to non-quantified or monetised impacts. Five key non-quantified benefits are
expected to flow from development of the WIC and its entrepreneurship and innovation
programme:


WIC could support efforts to address structural weaknesses within the Workington
economy - boosting levels of entrepreneurship and innovation, which are relatively low,
as well as creating employment opportunities for local residents.



The provision of higher quality office space will enhance Workington’s ability to attract
and retain high quality innovative firms, making it easier for the town to attract and
retain the higher skilled workers these firms need, thus helping to tackle the area’s
stubborn skills deficit. It could also form part of a broader strategic agenda at the level of
West Cumbria to support the transition to a more innovation-intensive and technologyrich economy.



WIC could develop a community of innovative companies, helping to enhance the
image/profile of Workington as a business location, and attract more tenants to WIC
in future, thus further supporting local economic growth.



Increasing levels of activity at WIC would also generate benefits for the wider town
centre through increased footfall and spending. Re-energising the town centre will be
particularly important to respond the negative impacts of Covid-19. WIC could also
help Workington respond by meeting the likely increased demand for flexible ‘third
spaces’ as a result of behavioural shifts observed during the pandemic.



Finally, WIC could help to address local commercial property market failures,
whereby viability gaps prevent developers from bringing forward Grade A space. A
successful WIC would help to de-risk future speculative commercial development
schemes in the area by showing that higher rental levels are achievable, thus helping to
close the viability gap on future schemes.

3.31 Although impossible to quantify robustly, it is likely that Option 5 will deliver the highest level
of these benefits because it is the largest development so will attract more occupiers to help
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build the level of activity and ‘buzz’ around Workington. Option 4 would deliver the second
highest level, followed by Option 3.
3.32 In addition, the intention is to deliver a low carbon design for the innovation centre and create
an environment – both inside the facility and in the surrounding public realm / landscaping –
that supports wellbeing. Whilst the exact design solutions and technologies will be considered
in more detail going forwards, the project has the potential to contribute to making Allerdale
carbon neutral by 2030.

Concluding thoughts on the Economic Case
3.33 The ‘do nothing’ option is rejected as this would not meet the objectives of the project. Option
3 is rejected as it is estimated to deliver a lower value for money than Options 4 and 5, as well
as generating a lower level of non-quantifiable benefits.
3.34 Option 5 generates the highest NPV in the ‘core scenario’ whilst Option 4 returns the highest
estimated BCR. Both options return positive value for money indicators in the scenario
testing. Crucially however, the construction cost analysis - which was conducted in parallel
with the economic impact modelling - revealed that Option 5 was not affordable. It is therefore
discounted.
3.35 Option 4 is selected as the preferred option because it will achieve the core project objectives,
offer value for money to the public sector, and contribute towards a range of important but
non-quantifiable benefits for Workington.
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4. Financial Case
Summary of Financial Case


In order to assess the extent to which the proposed Workington Innovation
Centre is affordable, an Excel-based financial model was developed and the
three shortlisted ‘do something’ options were modelled:
 20k sq. ft net lettable space Innovation Centre
 15k sq. ft net lettable space Innovation Centre
 10k sq. ft net lettable Enterprise Centre



The 10k sq. ft option is not financially viable because the model suggests it
would make a loss throughout the 10-years of operational activity. While the
20k sq. ft innovation centre would generate an operating profit from Year 7
onwards, it is discounted because the estimated construction costs are not
affordable.



The modelling work suggests that the preferred option, a 15k sq. ft innovation
centre, could make an operating loss up until the end of Year 6. However, by
Year 7, the financial model suggests the innovation centre will start to generate
a surplus, which is sustained until Year 10 (and beyond). Furthermore, the
financial performance of the innovation centre would substantially improve if
the achieved rental figure is nudged up slightly or indeed higher occupancy
levels are maintained. Therefore, the modelling suggests that with the £700k
revenue contribution from the Towns Fund, this option is affordable and
financially sustainable.

Introduction
4.1 The purpose of this Financial Case section of the business case is to offer an assessment of the
extent to which the proposition for the Workington Innovation Centre is affordable – on what
basis and under what configuration.

Approach to developing the Financial Case
The financial model
4.2 In order to answer the key exam question presented above, the business case team developed
a flexible Excel-based financial model that:


runs to 2034 i.e. illustrates up to 10 years of operational activity on the working
assumption that the new facility is built and operational by the end of 2024



focuses primarily on revenue spend and the financial implications to project partners as
a result of operational income and expenditure forecasts post completion – although
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estimated capital costs (amount and timing) for the construction phase are also
presented, but these exclude land values given that ownership of the proposed
development site at Central Way currently resides with the Council


assumes average annual inflation over the ten year period at 3%



is capable of simultaneously running up to three scenarios (10,000 sq. ft, 15,000 sq. ft and
20,000 sq. ft of net lettable space) – allowing financial analysis of options and or
sensitivity modelling, as required.

Towards a single Financial Case development option
4.3 As set out in the Economic Case, three shortlisted ‘do something’ options for the new facility
were developed:


20,000 sq. ft net lettable space Innovation Centre



15,000 sq. ft net lettable space Innovation Centre



10,000 sq. ft net lettable Enterprise Centre with limited support provision.

4.4 Analysis presented by the QS cost consultants indicates that the 20,000 sq. ft of net lettable
space scheme would have a capital construction cost of approximately £10.5m (excluding
inflation), and therefore it would not be affordable given the size of the Towns Fund grant
allocation. The 15,000 sq. ft net lettable option has been estimated to have a capital
construction cost of £8.77m. The 10,000 sq. ft of net lettable space development is estimated
to have a capital build cost of c£7m. However, as set out in the Economic Case, the latter does
not perform well against the core objectives for the project, so this Financial Case focuses
primarily on the 15,000 sq. ft option.

Key assumptions for the 15,000 sq. ft net lettable IC option
Table 4-1: 15,000 sq. ft net lettable space IC option core assumptions
Assumption

Source

Gross internal area

27,803 sq. ft

As per indicative layout from Buttress architects

Net internal area (excluding
terraces)

21,717 sq. ft

As per indicative layout from Buttress architects

Indicative space

Indicative schedule of net lettable space
Ground floor

1,942 sq. ft

As per indicative layout from Buttress architects

Service floor

1,023 sq. ft

As per indicative layout from Buttress architects

First floor

4,767 sq. ft

As per indicative layout from Buttress architects

Second floor

4,703 sq. ft

As per indicative layout from Buttress architects

Third floor

2,545 sq. ft

As per indicative layout from Buttress architects
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Total

14,981 sq. ft

As per indicative layout from Buttress architects

Bike Store

251 sq. ft

As per indicative layout from Buttress architects

Café/Bar

1,437 sq. ft

As per indicative layout from Buttress architects

Kitchen

396 sq. ft

As per indicative layout from Buttress architects

Circulation

3,137 sq. ft

As per indicative layout from Buttress architects

WC/showers/changing

654 sq. ft

As per indicative layout from Buttress architects

LV Switch Room & Water
Tank

273 sq. ft

As per indicative layout from Buttress architects

Boiler AC Server Rooms

589 sq. ft

As per indicative layout from Buttress architects

Terrace (external)

1,963 sq. ft

As per indicative layout from Buttress architects

Communal and core areas

Office and workshop space occupancy assumptions
Year 1 from completion

25%

As per evidence from the demand assessment

Year 2 from completion

35%

As per evidence from the demand assessment

Year 3 from completion

45%

As per evidence from the demand assessment

Year 4 from completion

55%

As per evidence from the demand assessment

Year 5 from completion

70%

As per evidence from the demand assessment

Year 6 from completion

85%

As per evidence from the demand assessment

Year 7 from completion

90%

As per evidence from the demand assessment

Year 8 from completion

90%

As per evidence from the demand assessment

Year 9 from completion

90%

As per evidence from the demand assessment

Year 10 from completion

90%

As per evidence from the demand assessment

Build cost assumptions
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Table 4-2: Funding amounts and sources

Source: SQW, based on information from Allerdale Borough Council

WIC construction and operating costs
Capital construction costs
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Annual operating costs
4.8 Detailed cost assumptions for the operational delivery of the innovation centre are provided
in Table 4-3 below. As noted above, 3% average annual inflation over the initial 10 year period
has been assumed.
Table 4-3: Detailed cost assumptions (15,000 sq. ft net lettable innovation centre)
Cost

Basis

Assumption

Source

Maintenance - Statutory /
Regulatory / Planned

NIA - £ per sq. ft

Consultancy team’s
estimate informed by
discussion with an
experienced IC operator

Maintenance - Reactive

NIA - £ per sq. ft

As above

Waste Disposal

NIA - £ per sq. ft

As above

Security

NIA - £ per sq. ft

As above

Electricity

NIA - £ per sq. ft

As above

Water

NIA - £ per sq. ft

As above

Cleaning

NIA - £ per sq. ft

As above

Staff Costs

Annual

As above

Internet connection charges

Annual

As above

Computer consumables / software
licences

Annual

As above

Marketing & Events – Year 1

Annual

As above

Marketing & Events

Annual

As above

Business Support & Events

Annual

As above

Business rates

Small business
rates multiplier

HM Government
business rates

Operator’s management fee

% of total
revenue

Consultancy team’s
wider experience
Source: SQW

4.9 Based on the assumptions outlined above, the operating costs have been modelled over an 11
year period (including mobilisation and pre-launch marketing and wider management
activity in Year 0). On average, operating the WIC will cost c£280k per annum (rising to over
£320k in Year 10), with the majority of expenditure accounted for by staffing and property
costs (see Figure 4-1).
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Figure 4-1: Detailed cost projections (15,000 sq. ft net lettable innovation centre)

Page 347
Source: SQW
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Capital and revenue funding profiles
WIC revenue support

WIC capital investment

Table 4-4: Capital funding profile (£m)

Source: SQW drawing on information from Allerdale Borough Council
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WIC operating income

4.14 The main source of annual revenue/income for the scheme will be the rental fees generated
from tenants as well as users of the meeting rooms and the ground floor events space. The
standard rental fee will be inclusive of utilities, service charge and broadband (but excluding
rates), as well as entrepreneurship and innovation support. This means the fee that occupiers
pay for space may be at a higher premium than other comparable spaces in the area. However,
we are confident that businesses will pay this fee because they want a combination of flexible
high-quality office/workshop space and the kudos of being able to operate within a very highquality design environment with easy access to tailored innovation support and broader inhouse expertise available through the expert management team. The modelled rental fee is
similar to what is currently achieved at Westlakes Science Park.
4.15 The café operator will have a licence similar to the other occupiers in the building, but this is
likely to be on a low fee or turnover basis. Fit out costs may also be shared. It is more
important to have the café for customer satisfaction and to provide a service which helps
generate a ‘buzz’ for the centre. The licence fee income is less important, but obviously
welcome.
4.16 Figure 4-2 presents indicative income figures for the innovation centre during the first 10
years of operational activity (i.e. up to 2034). From Year 1, the WIC is expected to generate
income, and this is expected to increase substantially as occupancy builds overtime. However,
as explained in the section below, it is not until the latter years of the modelled period that
the project is assumed to generate an annual surplus.
Figure 4-2: Total income (15,000 sq. ft net lettable innovation centre)

Source: SQW

Affordability assessment
4.17 Figure 4-3 shows the modelled total income, expenditure as well as the profit and loss profile
for the preferred option (15,000 sq ft of net lettable commercial office and workshop space).
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Figure 4-3: Financial scenario 15,000 sq. ft net lettable innovation centre

Source: SQW. Note Year 0 relates to pre-operating costs.

4.18 During the early years of operational activity, total expenditure is substantially higher than
total income as occupancy builds. By the end of Year 6, the cumulative operating loss for the
innovation centre is estimated at c£630,000. However, by Year 7, the financial model suggests
the innovation centre will start to generate a surplus, which is sustained until Year 10 (and
beyond). Whilst the surplus is relatively modest in scale at c£6,000 per annum, it is important
to recognise that this intervention will generate significant non-financial benefits around
innovation, enterprise growth, productivity gains and regeneration. Furthermore, the
financial performance of the innovation centre would be enhanced significantly if the
achieved rental figure is nudged up slightly or indeed higher occupancy levels are achieved
earlier and these are subsequently sustained. However, the financial modelling work
demonstrates the vital importance of the £0.7m of Towns Fund revenue support to the overall
viability and affordability of the scheme.
4.19 As part of the financial assessment, we also modelled profit and loss scenarios for the 10,000
sq. ft (Option 3) and 20,000 sq. ft (Option 5) options, as shown in Figure 4-4 and Figure 4-5.
Note, due to the differences between these propositions (and the 15,000 net lettable option)
the assumptions set out in Table 4-1Error! Reference source not found. were tailored
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accordingly. The 10,000 sq. ft enterprise centre generates a loss throughout the 10-years of
operational activity. Therefore, it is evidently not financially viable. The 20,000 sq. ft
innovation centre generates an operating profit from Year 7, with increasingly bigger
surpluses evident from Year 8 onwards. However, as explained in the Economic Case, this
option is discounted because the indicative construction costs revealed that it is not
affordable.
Figure 4-4: Financial scenario 10,000 sq. ft net lettable enterprise centre
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Figure 4-5: Financial scenario 20,000 sq. ft net lettable innovation centre

Source: SQW. Note Year 0 relates to pre-operating costs.

Risks
4.20 The key risks affecting the Financial Case are set out in Table 4-5, which details the likelihood
of each risk occurring, the impact if it does, and how these risks will be mitigated.
Table 4-5: Risks for the Financial Case (likelihood and impact: 1 = Low, 5 = High)
Risk

Likelihood

Impact

Mitigation

Final design of the WIC not
attuned to needs of target
customers

1

5

Expert advice from a successful operator of
innovation environments to provide ‘critical friend
support’ as the design evolves to ensure design is
fit for purpose as it progresses through the
planning process.

Inability to recruit
qualified staff at the right
time, which could delay
mobilisation / opening of

1

5

Early determination of operational delivery route
and plan for attracting highly skilled staff.
Appropriate salaries budgeted for. A high quality

Workington Innovation Centre

Page 352

63

Risk

Likelihood

Impact

the centre, and affect the
quality of the offer.

Mitigation
operator with experience of recruiting and
developing staff will be key.

Failure to develop a
compelling Brand,
Marketing and
Communications Strategy
(including positioning and
differentiation of WIC)
could result in confusion in
the market and therefore
low levels of interest /
engagement

1

5

Engagement with brand, operator and positioning
experts to develop a compelling vision, brand
guidelines, stakeholder engagement plan and
marketing plan.

Costs increase/
inflation

2

4

Cost increases/inflation could compromise the
ability to complete the scheme to the required
quality design standards and to the planned
timescales.
Detailed cost analysis has been completed by
Quantity Surveyors. During the development, costs
will be closely managed and monitored by ABC. A
10% contingency budget has been incorporated
into the costs, and optimism bias applied to the
economic assessment.

Low take up of the space

3

4

Inevitably, there is a risk of a lack of demand from
enterprises for space in the WIC, exacerbated by
the changes to work patterns owing to the Covid19 pandemic.
A specialist operator with a strong track record in
operating innovation centres across the UK will be
procured to manage the WIC. An effective
marketing strategy will be developed to promote
and encourage the uptake of the space. The
delivery of high quality innovation support and
entrepreneurship programmes will help to
cultivate demand and raise rental levels. Also, the
design of the building is very flexible, as well as
being inspirational and aspirational. WIC will be
able to respond quickly to changes in patterns of
demand, and the top floor could easily be
repurposed for use as an aparthotel, which would
drive additional demand.

Commercial model is
unsustainable

1

5

Early analysis and refinement of the model.
Regular reviews of risk. Regular reviews of
potential for additional services to enhance the
sustainability of the model.
Source: SQW
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Concluding thoughts on the Financial Case
4.21 This Financial Case is based on a robust, granular and cautious financial analysis of the
preferred option for the Workington Innovation Centre project. For clarity, this option offers
15,000 sq. ft of net lettable workshop and office space combined with innovation and
entrepreneurship support programmes housed within a high-quality innovation centre
environment - as set out in the Economic Case.
4.22 The Financial Case has been worked up in order to provide further details on the financial
implications of both the construction phase and subsequent operation of the proposed
innovation centre. In particular, the Financial Case is designed to summarise an assessment
of the long-term financial sustainability of the centre as well as the overall affordability of the
scheme – both in terms of capital and revenue requirements.
4.23 Encouragingly, based on occupancy and rental level assumptions informed by the earlier
demand assessment study and a set of annual operating cost estimates that have been
developed iteratively following discussion with one of the UK’s leading innovation centre
operators, the proposed project is projected to generate a modest annual profit from Year 7
onwards. It is hoped that with strong leadership and management of the facility (see the
Management Case for details) this break-even point can be brought forwards, thus further
strengthening the financial performance of the centre. With the £0.7m of revenue support
from the Towns Fund, the proposed 15,000 sq ft net lettable scheme is financially viable.
4.24 Similarly, the detailed QS capital assessment of the construction phase of the innovation
centre has demonstrated that the build costs for the scheme are affordable given the capital
funding commitments made by the Towns Fund and Allerdale Borough Council.
4.25 Finally, although this Financial Case has demonstrated that the proposed WIC is adequately
funded and should be financially sustainable over the long-term, it is worth remembering that
the primary objectives for the scheme are to deliver economic development benefits by
accelerating levels of innovation, increasing entrepreneurship and boosting the
competitiveness of the Workington economy. Therefore, the goal should not be to maximise
short-term rental income at the expense of these vitally important longer-term beneficial
outcomes.
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5. Commercial Case
Summary of Commercial Case


A range of potential commercial models for the operation and management of
the Workington Innovation Centre were considered, including Allerdale
Borough Council operating the facuility in-house. However, it was decided
that the most appropriate model would be to procure a specialist operator
via an appropriate Management Agreement. A specialised operator, with an
experienced and suitably skilled management/leadership team will be
strongly positioned to successfully market the centre and deliver tailored
innovation support and an entrepreneurship programme.



The key procurements for the project include the remaining design elements
to get to RIBA stage 4 and through the planning process, construction work,
innovation centre operator, and café operator. Each will be procured using
robust procurement processes:
 The contractor will be procured via a SCAPE framework, which the Council
has previously used to procure design and construction services for major
capital projects.
 The innovation centre operator and café operator will be procured via The
Chest, one of the Council’s standard approaches to procuring its goods and
services.

Introduction
5.1 The purpose of this Commercial Case is to address key questions around how supplies or
services relating to the Workington Innovation Centre can be sourced. This considers:


supply-side capacity (i.e. whether suppliers exist that can supply the services as
articulated elsewhere in the business case)



whether a viable and attractive commercial deal can be structured for the supply
of services (construction and ongoing delivery) in value for money terms.

5.2 In short, this section considers the feasibility of the project in the context of the commercial
realities of the innovation centre proposition as well as the key steps needed to realise its
effective delivery and the contractual and procurement arrangements which will underpin
this.
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Commercial deliverability
Proposed delivery model for WIC
5.3 It is critical to choose the appropriate commercial model for the WIC. Three delivery options
for WIC were considered as part of the business case development process:


A third party specialist operator via a Management Agreement



A third party operator via a long-term lease arrangement



By Allerdale Borough Council itself, through directly employed staff as part of its
Economic Development or Estates Management team in-house or via a not-for-profit
Community Interest Company to be established and run by stakeholders / partners.

5.4 The third option, whereby the innovation centre is managed in-house by Allerdale Borough
Council, was rejected. This was primarily because it was recognised during the demand
assessment process that a specialist operator, with an experienced and suitably skilled
management/leadership team and access to shared resources (with associated economies of
scale benefits as part of a UK network of centres), would be substantially better positioned to
successfully market the Centre and deliver tailored innovation support and an
entrepreneurship programme. Given the inherent challenges associated with the commercial
property market in Workington, strong leadership and considerable expertise will be needed
to cultivate demand and manage the innovation centre effectively – this cannot be a ‘bolt-on’
to an existing council officer’s day job.
5.5 Therefore, a third party specialist operator will be procured to operate the WIC. An operator
can be procured to affect the management and operation in a variety of ways although these
can be broadly categorised as either a Management Agreement or Lease structure. The risk
profile to the operator of either of these structures is quite different and indeed, there are a
range of options under each which dramatically affect risk/reward. It is important to note
that not all operators will be willing or able to contract on the same basis.
5.6 A Turnover Lease arrangement can allow an operator to invest in some aspects of fit out or
early year losses although the contract term typically tends to extend to 10 – 15 years with
options to break. A base rent is paid together with a percentage of turnover, which will be
higher or lower dependant on risk and income profile. Risk is probably most influenced by
the level of repairing liability an operator takes on (although the Centre P&L should be
allowing for Repairs and Maintenance through Sink Fund contributions either way).
5.7 Due to the economic context of Workington town centre currently, it is likely to take some
time to deliver financial returns in line with a commercial transaction, and therefore
operators are unlikely to be willing to consider a traditional lease arrangement.
5.8 Given this context, the operator market would expect contractual arrangements to be via a
Management Agreement, that comprises the following features:
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a fixed management fee based on the amount of space under management



an incentive fee based on a proportion of the revenue generated



all operational costs to be funded by the Council (staff to be employed by the operator)



all revenues (minus the fixed management and incentive fees) to be transferred to the
Council.

5.9 The proposed design and delivery model for the WIC has taken into consideration industry
best practice, so the project is expected to attract interest from potential contractors and
operators. The proposition has already received some interest from the market. Notably,
during the consultation process (summarised in the Strategic Case), the Barclays Eagle Labs
management team in Whitehaven expressed an interest in exploring potential synergies and
areas of complementarity (e.g. collaboration opportunities around events, expansion plans
and grow-on provision), as well as possible shared management arrangements. In addition,
market engagement with a potential innovation centre operator has commenced and the
initial reaction from the market has been positive.

Procurement strategy
5.10 The supplies and services that will need to be contracted in order to deliver on the WIC
proposition can be summarised as follows:


the land at the Central Way carpark site on which the innovation centre building will be
developed – this land is currently owned by the Council, so this does not present a risk to
the scheme.



planning and architectural/survey services (progressing to RIBA stage 4) in relation to
the development of a deliverable and approved design for the site resulting in the
necessary planning permissions



a building contract to deliver the physical innovation centre facility and associated public
realm works



an operating contract for the letting and management of the developed innovation centre
including a wider package of business, innovation and entrepreneurship support, the café
(likely to be sub-contracted to a local supplier) and facilities management as outlined in
the management case.

Contractor procurement
5.11 SCAPE will be used to procure the main contractor for the development of the WIC24. The
Council has previously approved the use of the SCAPE Framework for design and construction

24

SCAPE | The Public Sector Procurement Specialists | Scape
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services for capital projects including the Workington Leisure Centre and Workington
Stadium.
5.12 SCAPE is a local government owned and controlled organisation which specialises in the
provision of single tender frameworks and is considered to provide good value for money.
SCAPE follows best practice procurement in line with PAS91. The Council will use an
appropriate SCAPE Construction framework to procure a contractor – based on the estimated
construction costs of the WIC, this is likely to be either the Morgan Sindall or Willmott Dixon
Framework for projects valued between £7.5m - £75m. SCAPE Construction is a direct award
framework designed to accelerate essential projects and deliver them to the highest possible
standard25.
5.13 SCAPE is committed to enabling net zero, and has also pledged to promote the following
across its projects and the wider construction industry, including creating project objectives
that deliver low carbon outcomes, circular economics and waste reduction in construction,
the elimination of avoidable pollution and single-use plastics and biodiversity net gain. The
Construction delivery partners selected are equipped to support projects in delivering
sustainability and net zero aims. In addition, SCAPE, in collaboration with the Social Value
Portal, helped to develop the National TOMs (Themes, Outcomes and Measures), a set of
economic, social and environmental performance measures which are monitored and
reported on for projects.
Procurement milestones

5.14 The SCAPE Construction Framework process, which aligns to the RIBA 2020 Plan of Work, is
illustrated at Figure 5-1. The process includes the following key stages:


Inception, followed by the Client and the Delivery Partner signing a Project Request form



Feasibility (RIBA Stage 1), followed by the Client and the Delivery Partner signing a
Project Order or a Preconstruction Delivery Agreement



Pre-construction (RIBA Stages 2 - 4), followed by the Client and the Delivery Partner
signing a Delivery Agreement



Construction (RIBA Stage 5 – 6), concluding with the client issuing a Completion
Certificate



In Use (RIBA Stage 7), including enabling a Life Cycle Agreement.

If more than one framework Delivery Partner is available and suitable, each SCAPE Delivery
Partner will put forward a bid for the project.
25

Workington Innovation Centre

Page 358

69

Figure 5-1: SCAPE Construction Framework Process

Source: SCAPE (2021) Framework Handbook Construction

Innovation Centre operator procurement
5.15 A specialised operator for the WIC will be procured by Allerdale Borough Council via The
Chest, the North West's Local Authority Procurement Portal. Advertising opportunities via
The Chest is one of the Council’s standard approaches to procuring its goods and services.
5.16 The preferred tenderer will be required to manage and operate the WIC according to the
proposal agreed with Allerdale Borough Council. Accordingly, tenders must demonstrate and
provide:


proposed operational and management options for WIC, which should include tenant
selection and turnover (entrance / exist criteria), support systems, events management,
staff roles and responsibilities, as well as details on the softer support elements etc.



projected benefits (as described earlier), for example, income generated by the facility,
the potential for job creation and business growth, and wider benefit such as community
engagement



overall financial projections, identifying the process and timescale leading to financial
viability.



provision of sample monthly operations and management reports.
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Procurement milestones

5.17 The key anticipated dates for procurement of a centre operator are as follows:


Send out Invitation to Tender (ITT): August 2022



Deadline for tender returns: October 2022



Tender review process: October - November 2022



Successful operator appointed: December 2022.

Procurement guiding principles

5.18 The procurement will be conducted in accordance with the Council’s Procurement Code,
which includes a 10 steps process to procurement, as summarised in the graphic below.
Figure 5-2: ABC Procurement Code – 10 Steps

Source: ABC Procurement Code (2018)

5.19 The Council will conduct the competition process in such a way as to ensure:


Value for money (by maximising best value on every pound spent) and that affordable
proposals are received



Probity and accountability in the competition process is achieved fully
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Compliance with the requirements of the Public Contracts Regulations 2015 (the
“Regulations”) which require the competition to be carried out as follows:


Contracting authorities shall treat economic operators equally and without
discrimination and shall act in a transparent and proportionate manner.



The design of the procurement shall not be made with the intention of artificially
narrowing competition.



For that purpose, competition shall be considered to be artificially narrowed where
the design of the procurement is made with the intention of unduly favouring or
disadvantaging certain economic operators.

Social Value criteria is assessed, including economic, social and environmental well-being
of the local area (see Annex C)

5.20 The procurement process will be conducted in accordance with the following principles:


LEAN sourcing principles26 will be adopted, which include a strong focus on undertaking
significant levels of pre-procurement market engagement with a diverse range of
prospective suppliers, including SMEs in order to warm up the market, test current
thinking and generate ideas for innovation as part of the development of outcome-based
specifications.



All bidders should be made aware that clear records will be kept of all information
requested in writing and all information and instructions issued.



The confidentiality of commercially sensitive information divulged by bidders will be
respected and protected and used only for the purpose for which it was provided.



There will be a zero-tolerance approach to bribery and corruption. High standards of
impartiality, integrity and objectivity will be maintained in relation to the stewardship of
public funds and the management of ABC activities.

5.21 The selected contractor shall be expected to comply with the Health and Safety at Work Act
1974, and all regulations made under the act in addition to any supporting approved code of
practice (ACOP) and HSE guidance, and any other relevant statutes or regulations under
English law including COSHH Regulations.

Café operator procurement
5.22 In the months prior to opening the innovation centre, a suitably qualified and experienced
café operator will be appointed through a procurement process. This will be completed via
The Chest (see the section above for further details on the procurement process).
5.23 During weekday working hours (typically 08.30 – 17.00) the café will provide excellent
quality drinks and snack options, including breakfast and lunch menus. Pricing will be agreed
26

Lean sourcing: guidance for public sector buyers - GOV.UK (www.gov.uk)
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in advance with the centre operator. The operator will also be expected to provide catering
during the day for meeting rooms and events, and if required, for evening events, again with
advance notice. The operator will be familiar and experienced with all cleaning, health and
safety and maintenance regulations and requirements for the café areas.
Procurement milestones

5.24 The key anticipated dates for procurement of a café operator are as follows:


Send out ITT: April 2023



Deadline for tender returns: May 2023



Tender review process: June 2023



Successful operator appointed: July 2023

Contractual arrangements
Contract management responsibilities in relation to the construction partner, innovation
centre operator and café operator

5.25 Each contract will have a nominated responsible officer at the Council who will be the contract
owner during the life of the contract, and will regularly monitor the contract in respect of:


performance



compliance with specification and contract



cost and financial forecast



value for money requirements



user satisfaction and risk management



any health and safety legislation compliance



the risks of fraud and misappropriation



informing the procurement team of awarded contracts for the contract register



accuracy of financial performance data for suppliers in relation to all contracts in excess
of £50,000 with the agreement of open book accounting.

5.26 Contractual agreements will include a social value condition which will also be monitored by
the responsible officer to ensure that social value outcomes are met or exceeded.
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Commercial risks
5.27 The key risks affecting the Commercial Case are set out in Table 5-1 which details the
likelihood of each risk occurring, the impact if it does, and how these risks will be mitigated.
5.28 Discussions with Allerdale Borough Council confirm that subsidy control regulations will not
be a constraint on the project given the nature of the target occupiers and the fact that a
commercial pricing model will apply to all aspects of delivery.
Table 5-1: Risks for the Commercial Case (likelihood and impact: 1 = Low, 5 = High)
Risk

Likelihood

Impact

Mitigation

A suitable contractor
cannot be procured

2

5

The inability to procure a suitable contractor to build
the WIC could result in significant delays and financial
implications.
ABC will launch a competitive tender exercise to
find a suitable contractor using a SCAPE Framework
which the council has successfully used for previous
schemes.

An experienced
innovation centre
operator(s) cannot be
procured

2

5

Strong management by a specialist operator is an
integral part of the WIC concept if the project is to
deliver effectively against its core objectives. At this
stage, there is no certainty that the WIC will be
attractive to commercial operators given the economic
and commercial property market contexts for the
scheme.
ABC will launch a competitive tender exercise to find a
suitable operator for the WIC.

Underperformance of
the contractor (e.g.
poor quality work /
milestones not
achieved)

2

4

A robust procurement process will seek to ensure that
the highest quality candidate is appointed with a
demonstrable track-record of success elsewhere. Clear
expectations / milestones will be agreed in the contract.
Frequent performance reviews will be undertaken by
ABC to ensure delivery is progressing as planned.

Statutory and other
approvals not all
being in place as and
when required

1

5

The appointed design and build team contractors will
work closely with the Council’s planning officers to
ensure the final design is fully compliant and
acceptable. There will also be expert advice from a
successful operator of such IC environments to provide
‘critical friend support’ as the design evolves to ensure
design is fit for purpose.

Underperformance of
the innovation centre
operator (e.g. failure
to deliver high quality
innovation /
entrepreneurship
support)

2

4

A robust procurement process will seek to ensure that
the highest quality organisation is appointed. Clear
expectations / milestones will be agreed in the contract.
Frequent performance reviews by ABC and the wider
WIC Board to ensure delivery is progressing as planned.
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Risk

Likelihood

Impact

Mitigation

Costs increase/
inflation

2

4

Cost increases/inflation could compromise the ability
to complete the scheme to the required quality design
standards and to the planned timescales.
Detailed cost analysis has been completed by Quantity
Surveyors. During the development, costs will be
closely managed and monitored by ABC. A 10%
contingency budget has been incorporated into the
costs, and optimism bias applied to the economic
assessment.

Inability to recruit
qualified staff at the
right time, which
could delay
mobilisation /
opening of the centre,
and affect the quality
of the offer.

1

5

Early determination of operational delivery route and
plan for securing staff. Appropriate salaries budgeted
for.

Failure to develop a
compelling Brand,
Marketing and
Communications
Strategy (including
positioning and
differentiation of
WIC) could result in
confusion in the
market and therefore
low levels of interest /
engagement

1

5

Engagement with brand, operator and positioning
experts to develop a compelling vision, brand
guidelines, stakeholder engagement plan and
marketing plan.

Low take up of the
space

3

4

Inevitably, there is a risk of a lack of demand from
enterprises for space in the WIC, exacerbated by the
changes to work patterns owing to the Covid-19
pandemic.
A specialist operator with a strong track record in
operating innovation centres across the UK will be
procured to manage the WIC. An effective marketing
strategy will be developed to promote and encourage
the uptake of the space. The delivery of high quality
innovation support and entrepreneurship programmes
will help to cultivate demand and raise rental levels.
Also, the design of the building is very flexible, as well
as being inspirational and aspirational. WIC will be
able to respond quickly to changes in patterns of
demand, and the top floor could easily be repurposed
for use as an aparthotel, which would drive additional
demand.

Commercial model is
unsustainable

1

5

Early analysis and refinement of the model. Regular
reviews of risk. Regular reviews of potential for
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Risk

Likelihood

Impact

Mitigation
additional services to enhance the sustainability of the
model.
Source: SQW

Potential for Risk Transfer
5.29 Most key risks for the proposed scheme will lie with Allerdale Borough Council. This includes
risks associated with potential cost overruns, and procurement of a main contractor and
specialist innovation centre operator. However, some risks lie elsewhere. For instance, if
works are not up to the required standard, this is the responsibility of the contractor procured
to provide these services. Likewise, the commercial viability of the innovation centre
(including the café) is not the responsibility of Allerdale Borough Council, but rather the
organisation commissioned to provide these services.
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6. Management Case
Summary of Management Case


The Management Case demonstrates robust governance and management
arrangements for a project of this scale and nature. A Workington Innovation
Centre Board will be established to provide ongoing strategic oversight and
constructive ‘check and challenge’ to ensure that the WIC is delivered and
operated successfully. The Board will also play a key role in maximising
innovation related growth opportunities and synergies across West Cumbria.



Day-to-day management of the WIC will be the responsibility of a specialist
operator. Their role will include marketing and promotion, customer
experience, administration, and innovation and entrepreneurship programme
support. The operator team will include an Innovation Centre Manager,
Innovation Director, Assistant Centre Manager, and Customer Experience
Assistant.



The project is planned to start in April 2022 with the launch of detailed
design and planning work. Construction is expected to commence in March
2023, completing in March 2024, and the WIC will open in April 2024.



To monitor and evaluate the project, the Council will commission an
independent evaluation of the WIC, involving an evaluation framework and
baseline (Spring 2024), process evaluation (end of Year 1), and impact
evaluation (end of Year 6).

Introduction
6.1 The purpose of this Management Case section of the FBC is essentially to provide a
perspective on the anticipated delivery, monitoring and evaluation arrangements for the
Workington Innovation Centre. It seeks to demonstrate that the implementation measures
are robust and that they draw on recognised good practice – both in terms of benefits
realisation and risk management.
6.2 As set out earlier in the FBC, there are some inherent risks and uncertainties associated with
the Workington Innovation Centre project and as the operating context shifts, the market for
the innovation centre is likely to evolve. Set against this backdrop, three specific challenges
have framed the Management Case, namely to:


manage any risks during the design, planning, build, funding and operational phases of
the scheme and put in place fit for purpose contingency arrangements



cope with inevitable business and service change in a controlled manner



ensure that the core objectives for the scheme are met fully, anticipated beneficial
outcomes are delivered as expected and evaluated effectively.
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Project organisation and governance
6.3 An indicative plan for governance and project management, including an Innovation Centre
Board, is set out in Figure 6-1 and the arrangements are discussed in more detail below.
Figure 6-1: Proposed governance and project management structure

Source: SQW based on information from Allerdale Brough Council

Strategic oversight
6.4 Currently, oversight of the WIC project in the business case development phase is maintained
by the Workington Town Deal Board. The Board is a partnership body currently chaired by
John Coughlan, Chief Executive of TSP Engineering. It is the vehicle through which the vision
and growth strategy for Workington – as set out in the Town Investment Plan - was defined.
The Board was also responsible for overseeing the process that shaped the original WIC
concept last year and the subsequent demand assessment study. The Town Deal Board acts
in an advisory capacity to Allerdale Borough Council, which has day-to-day responsibility for
managing and progressing the project.
6.5 Going forwards, it is anticipated that a Workington Innovation Centre Board will be
established. With senior representation from the Council, Cumbria LEP, Cumbria Chamber of
Commerce, the local FE sector and private sector (amongst other relevant enterprise and
innovation-related stakeholders – possibly including UKRI) the Board will provide ongoing
strategic oversight and constructive ‘check and challenge’ to the WIC management team, thus
ensuring the successful delivery and operation of the innovation centre. While the
composition and terms of reference for the Board may need to evolve to reflect this
responsibility, it will be important that strategic oversight is a partnership endeavour
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so as to ensure that innovation related growth opportunities and synergies across West
Cumbria are maximised.
6.6 It will be important that the operator of the innovation centre is engaged fully with the wider
business support and innovation landscape across West Cumbria.
6.7 We anticipate that the Board will be established prior to the completion of the construction
phase (to oversee the pre-launch mobilisation and marketing programme). It will be tasked
with ensuring that the innovation centre maximises cluster development opportunities,
builds synergies with complementary hubs (including Sellafield, the National Nuclear
Laboratory and Bus Station in Whitehaven etc.) to drive innovation-led growth, knowledge
exchange and inward investment into Workington. Importantly, the Board will be responsible
for positioning the facility within a broader West Cumbria innovation system.
6.8 The Board will learn about the performance of the innovation centre and advise how
performance can be improved in the future. Board members should be encouraged to
participate in the programme of business advice, incubation, entrepreneurship and
innovation support as well as wider cluster development activity managed by the specialist
operator. The Board should also agree formal changes to entry and exit criteria to the facility,
innovation centre policies and services (although should not be involved in the day to day
decisions on suitability of companies, since this will cause unnecessary delays in moving
companies into the centre).

Construction phase management
6.9 Procurement of the design and build elements of the WIC will be managed by Allerdale
Borough Council (led by the Programme Director for Workington) on behalf of the
Workington Innovation Centre Board and the Town Deal Board.
6.10 Allerdale Borough Council, as the lead partner with delegated responsibilities, will ensure a
clear and robust structure is put in place to provide accountability and an effective decisionmaking process for the management of this major capital scheme (evidence of the Council’s
track record of delivering large capital projects is provided in the text box below). The process
will be managed by the Chief Executive of the Council working closely with the Council’s
Programme Director for Workington and the procured specialist operator for the innovation
centre. The Chief Executive will also be supported by the Council’s Executive Team including
specialist legal and financial functions.
6.11 The approach to construction procurement is set out in the Commercial Case.
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Example of a capital project delivered by Allerdale Borough
Council
Allerdale Borough Council led the development of a new £11m leisure centre which opened
in September 2016 to replace outgoing leisure centre. This included provision of a 25m x 8
lane pool with small pool for teaching/alternative uses and spectator seating, full spa suite,
wet and dry changing facilities, four court sports hall, 100 station fitness suite, two activity
studios, artificial full size 3G pitches, two squash courts and administration / office
provision. The Council procured a project manager, principal design and build contractors
via the SCAPE framework and entered a multi-year lease and management agreement with
GLL to operate the facility upon completion of construction. The facility is now one of GLL’s
top performing leisure centres nationally.

Delivery phase management
6.12 At an operational level, the management of the innovation centre will be outsourced to a
specialist private sector operator with the requisite skills and experience. The approach
to procuring a suitable operator is presented in the Commercial Case, but in headline terms,
a suitable organisation will be commissioned through an open tender process so as to ensure
good value for money and to attract providers with the requisite expertise and experience of
successfully managing innovation centres elsewhere in the UK.
6.13 As set out in the Commercial Case, two alternative management model options were
considered during the business case development phase:




Direct management of the WIC in-house within the Council


The WIC would be managed by staff directly employed by Allerdale BC



All revenues would be retained by the Council/partnership



Any operational losses would need to be covered by the Council



It is likely to be difficult to secure the breadth of skills and expertise needed to enable
the innovation centre to reach its full potential given that its success will depend on
the active promotion of innovation and the animation of links between local
businesses and their supply chains

A lease-based model whereby a third party enters into a long-term lease agreement with
the Council for the entire building


A third party would need to be secured through an open procurement route
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The third party would retain all revenue generated, and pay a base rent plus an
additional rent based on a proportion of turnover to the Council



There would be a medium/ long-term notice period for termination



The organisation would be responsible for repairs and ongoing maintenance
(sometimes with liability limitation)



The Council may lose some control over the WIC in terms of entrance and exit criteria
etc. or the quality of the support provision



The third party would cover any operational losses as occupancy and rental income
builds.

6.14 The strengths and weaknesses of each approach, including the preferred option, are set out
in Table 6-1. Given the evidence presented in the demand assessment for the WIC, it is
questionable as to whether either of the two options listed above at 6.13 would deliver fully
on the project’s core objectives. The Council does not currently have the necessary capacity
and capabilities needed to manage the innovation centre effectively. It is unlikely that a
suitable operator would be interested in taking a long-term lease on the facility unless the
rent is heavily discounted, an anchor tenant can be found and/or there is a sharing of risk
with the Council. Therefore, at this stage, the preferred management model is to outsource
delivery to a specialist private sector operator through a management contract.
Table 6-1: Strengths and weaknesses of each management approach
A third party
specialist
operator via a
Management
Agreement

Strengths

Weaknesses













Detailed and specialist operational
plans, processes and systems to
deploy in the operation of the WIC in
accordance with its objectives and
target market.
Experienced and resourced team to
manage the centre on a day-to-day
basis, including facilities
management, financial management,
marketing activity, business support
and community/cluster animation.
Operator has responsibility for all of
the landlord and tenant
requirements, sales and marketing,
invoicing and debt collection,
allowing ABC’s resources to be
allocated towards other economic
development initiatives.
Ability to react to and benefit from
market developments through
operator experience and networks.
Commercial approach to pricing,
product development, price increases
etc. allows for the delivery of a high-





Requirement to pay the operator
a fixed management fee each
year and a proportion of the
revenue generated.
Provision will be needed to cover
any early year losses that the
operator will not cover as
occupancy builds.
Reliant on the procurement of a
suitably qualified and
experienced operator and
implementation of appropriate
contractual governance
structures.
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Strengths

Weaknesses

quality offer and resulting ‘premium’
to be charged.
A third party
operator via a
long-term
lease
arrangement











Allerdale
Borough
Council
manage the
innovation
centre inhouse







Detailed and specialist operational
plans, processes and systems to
deploy in the operation of the WIC in
accordance with its objectives and
target market.
Experienced and resourced team to
manage the centre on a day-to-day
basis, including facilities
management, financial management,
marketing, business support and
community/cluster animation.
Operator has responsibility for all of
the landlord and tenant
requirements, sales and marketing,
invoicing and debt collection,
allowing ABC’s resources to be
allocated towards other economic
development initiatives.
Ability to react to and benefit from
market developments through
operator experience and networks.
Commercial approach to pricing,
product development, price increases
etc. allows for the delivery of a highquality offer and resulting ‘premium’
to be charged.



ABC retains 100% control over all of
the operation and activities of the
WIC.
Any surpluses created will be 100%
in the control of ABC, without having
to be shared with a third-party
operator.
First-hand experience of the needs of
businesses in the area, could help to
inform the management of the WIC.













Rental income/revenue
generated will pass to the
operator
Potential loss of control over the
WIC as the operator will have
control over the entrance and
exit criteria for the innovation
centre
Provision will be needed to cover
any early year losses that the
operator will not cover as
occupancy builds.
Reliant on the procurement of a
suitably qualified and
experienced operator and
implementation of appropriate
contractual governance
structures.

There is an ‘art’ and ‘science’ to
operating impactful innovation
centres, which requires specialist
skills, processes and procedures.
ABC would need to identify
suitably experienced/skilled
staff, either within its existing
workforce or through
recruitment to fulfil these roles.
The Council would need to be
sure it could achieve the financial
performance as detailed earlier
through utilising their own staff
and resources.
Experience will be required to
deliver the required
differentiation between the WIC
and existing entrepreneurship
provision in West Cumbria.

Source: SQW
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6.15 The operator will provide professional, ongoing, day-to-day management of the WIC,
including marketing and promotion, customer experience, administration, and innovation
and entrepreneurship programme support (see Figure 6-2 for a summary of likely operations
to be undertaken by the operator). Allerdale Borough Council will be the contracting authority
and a legal management agreement will be established between the Council and the selected
operator.
6.16 Quarterly meetings will be held between the management team and the WIC Board to review
delivery progress (e.g. expenditure, take-up of space, planned marketing and promotional
activities).
6.17 Further details on the roles and responsibilities of the management team are provided below.
Figure 6-2: Summary of indicative centre management functions

Source: SQW

The WIC management structure

6.18 As set out in the Commercial Case, a specialist operator will be responsible for day-to-day
management of the WIC. The team managing the innovation centre will be critical to the
success of the facility and its role within the re-energised and repurposed town centre. The
Team’s role is far more than just selling space and managing the facilities; it is key in
positioning the WIC within the local business and innovation community; facilitating
interactions between customers and local residents, ensuring that the building can become a
central hub for connections and collaboration, and an attractive focal point for enterprise
activity.
6.19 The proposed staffing structure for the facility is summarised below.


Innovation Centre Manager
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Innovation Director




Business support will be delivered to customers based within Workington Innovation
Centre through a part time Innovation Director. They should be a high calibre
individual, able to work with a range of businesses, drawing on real world experience.
They will have a coaching mentality, facilitating the entrepreneurs to assess options
and make decisions themselves, rather than telling them what to do. They will develop
an ecosystem of partners and mentors to work with the businesses, providing the
conduit for communication and collaboration between customers as appropriate.

Assistant Centre Manager




The Centre Manager will be able to curate the various facets of the WIC as an
innovation environment, from leadership of the team, to the implementation of
marketing activities, negotiation of commercial deals and management of the
building. They will be the central pivotal point of all the activities taking place in the
building, as well as reaching out into the community to drive footfall and raise
awareness.

The Assistant Centre Manager will be responsible for the delivery of the building and
the suite of services to a wide range of customers. The individual will have a thorough
understanding of the complexities of balancing service delivery, compliance and
customer service. They will have overall responsibility for statutory and nonstatutory compliance, procuring and managing suppliers to ensure the best possible
levels of quality and service delivery.

Customer Experience Assistant


This important front of house function for Workington Innovation Centre is not about
purely ‘reception’ services, but rather supporting the community of innovators and
entrepreneurs, completely focussed on delivering an exceptional customer
experience. They will be the key interface between the customers and the centre team
on a day to day basis. Daily tasks will include greeting visitors, receiving deliveries,
co-ordinating marketing and social media activity, supporting the delivery of events
and delivering excellent customer service.

6.20 The following pro rata salaries are assumed for the staff27:


Innovation Centre Manager = £35,000 (1.0 FTE)



Innovation Director = £20,000 (0.4 FTE)



Assistant Centre Manager = £15,000 (0.6 FTE)



Customer Experience Assistant = £11,505 (0.6 FTE).

27

Figures exclude salary on-costs

Workington Innovation Centre

Page 373

84

Figure 6-3: WIC staffing structure

Workington
Innovation Centre
Manager

Assistant Centre
Manager

Innovation Director
& access to
national
networks/resources

Customer
Experience
Assistant
Source: SQW 2022

Entrepreneurship and Innovation support programmes
6.21 The WIC will provide a highly supportive environment for tenants over and above the
physical workshop and office space it provides. The WIC will provide a flexible programme of
business and innovation support led by the Innovation Director and Centre Manager with
support from colleagues. The exact nature of the support is dependent on the operator, which
is appointed to manage the Centre, but examples of the type of activity within WIC’s
programme of support are likely to include:


Business planning, growth and strategy workshops as part of a broad incubation
programme offer including activity with local young people / enterprise competitions etc.



Diagnostic assessments of business’ current innovation status and opportunities to
accelerate adoption



Sector or technology specific/themed workshops



Support to design customer and market validation exercises



Introductions to private and public funders



Introductions to suitable academics, RTOs and other specialist support bodies as part of
the commercialisation process



Investment pitch preparation



Facilitated introductions to other key members of the local innovation system
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Support in exporting



Information and guidance on intellectual property protection



Creating events which bring together, in a targeted way, potential innovation
collaborators



Helping to produce and publicise case studies of centre companies’ growth and successes
to help promote them, the centre, and also to act as an inspiration to local entrepreneurs
and innovators.

6.22 It is also important to develop WIC as a hub for events, networking and wider community
engagement. This requires a programme of events during the day and evening time which will
complement the specific business event planning activity. The programme might include:


Inviting guest speakers to WIC’s social and networking events, organised to animate the
centre’s business community, curating activities that are different to the norm, creating a
buzz and vibrancy in the centre.



Hosting meetings, conferences and programmes organised by relevant support networks
and providers, drawing in a much broader audience than just the SMEs based in the
centre, including those from across West Cumbria.



TechFests and hackathons to engage research intensive businesses to showcase cutting
edge technologies of the future alongside national sector supporting organisations and
industry primes.



Developing a programme of evening events, making the most of the ground floor café
space, and attracting new audiences (particularly from the local area) who would
otherwise not use the centre.

Indicative programme schedule
6.23 Figure 6-4 sets out indicative delivery milestones for WIC. The project is planned to start in
April 2022 with the launch of detailed design and planning work. Running in parallel, this will
be supported by procurement of a contractor for the construction phase and a specialist
centre operator – the latter of which should also help to hone and refine the final designs and
internal layout/fit out etc. Construction will begin in March 2023, completing approximately
12 months later in March 2024, and the WIC will open a month later. In early 2024, there will
also be a pre-mobilisation programme involving marketing and promotional activity designed
to generate demand and oversee the design/development of the innovation and
entrepreneurship programmes (including working with Cumbria LEP and the Cumbria
Growth Hub).
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Figure 6-4: Key project milestones

Source: SQW

Risk and opportunities management
6.24 Risk management will be the responsibility of the Workington Innovation Centre Board in
conjunction with the specialist operator. Good risk management ensures that the organisation
makes well informed decisions and the associated risks are widely understood.
6.25 Effective risk management considers not just threats but also opportunities; the approach
taken should seek the right opportunities and, where possible, minimise threats, within the
Council’s overall appetite for risk.
6.26 We will use the following strategy to manage the project risks:
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WIC risk management strategy














Identify risk – Risk identification will be carried out by the Project Manager, team members,
consultants, supply chain, customers and other stakeholders. A Risk Register will be produced
that includes a description of each risk, its likelihood and potential scale of impact. It will be
updated and reviewed regularly.
Assess risk – The risks will be qualitatively assessed to determine the applicable probability of
each risk occurring and the possible impact on any of the project objectives should it occur. Each
risk will be classified according to TBCs standard for determining risk levels and entered into the
Risk Register.
Evaluate risk – The risks will be evaluated against parameters (risk appetite and tolerance) which
will provide assurance of consistent approach to the measurement of risk and appropriate
management and escalation. Allerdale Borough Council recognises that risk is inherent in
delivering and commissioning services and does not seek to avoid all risk, but instead aims to
have an ‘open’ approach to risk, with risks managed in a proportionate manner. Risks rated as
‘high’ will be deemed to have exceeded tolerance levels and will be subject to escalation to the
Board for review and action. The target residual rating for a risk is expected to be ‘medium’ or
lower. In the event that this is not deemed realistic in the short to medium term, this shall be
discussed as part of the escalation process, and this position regularly reviewed with the ultimate
aim of bringing the level of risk to a tolerable level.
Allocate risk – The Register will also identify the owner for each risk i.e. the person best placed to
monitor the residual risk or full risk if accepted the threat or rejecting the opportunity, ensuring that
the identified owner has the required level of authority to manage the risk effectively.
Determine actions – A logical approach will be implemented to determine appropriate,
proportionate and viable solutions to eliminating, reducing or controlling threats and enhancing
opportunities in line with risk appetite.
Apply actions – Risk response actions will be agreed at the appropriate level and undertaken to
ensure the desired outcome. Risk owners will be held accountable for the outcome of each
assigned risk.
Monitor and control – The Risk Register will be a ‘live’ document and risk events will be
continuously monitored to reduce and maintain them to tolerable levels. Stakeholders will be
updated on the new status as required. Risks will be managed and monitored through the
management team and Workington Innovation Centre Board. However, Risk Reduction meetings
will be held outside of these meeting cycles as and when required. Communication regarding the
risks will be provided through updates of the Risk Register.

Management risks
6.27 The key risks affecting the Management Case are set out in Table 6-2 which details the
likelihood of each risk occurring, the impact if it does, and how these risks will be mitigated.
Table 6-2: Risks for the Management Case (likelihood and impact: 1 = Low, 5 = High)
Risk

Likelihood

Impact

Mitigation

An experienced
innovation centre
operator(s) cannot be
procured

2

5

Strong management by a specialist operator is an
integral part of the WIC concept if the project is to
deliver effectively against its core objectives. At this
stage, there is no certainty that the WIC will be
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Risk

Likelihood

Impact

Mitigation
attractive to commercial operators given the economic
and commercial property market contexts for the
scheme.
The financial modelling used appropriate market rates
and considered the views of specialist operators.
ABC will launch a competitive tender exercise to find a
suitable operator for the WIC.

Underperformance of
the innovation centre
operator (e.g. failure
to deliver high quality
innovation /
entrepreneurship
support)

2

4

A robust procurement process will seek to ensure that
the highest quality candidate is appointed. Clear
expectations / milestones will be agreed in the contract.
Frequent reviews by ABC to ensure delivery is
progressing as planned.

Inability to recruit
qualified staff at the
right time, which
could delay
mobilisation /
opening of the centre,
and affect the quality
of the offer.

1

5

Early determination of operational delivery route and
plan for securing staff. Appropriate salaries budgeted
for.

Lack of strategic
oversight

1

4

Strategic oversight is key to ensuring that the project is
delivered successfully.
The Workington Innovation Centre Board comprised of
senior representation will be responsible for providing
strategic oversight and constructive ‘check and
challenge'.

Lack of partnership
working

2

4

The project is committed to partnership working. One
of the roles of the Board will be to ensure that the
innovation centre maximises cluster development
opportunities and builds synergies with
complementary hubs. The operator will also be
required to engage with the wider business support
and innovation landscape across West Cumbria.
Source: SQW

Stakeholder engagement
6.28 In bringing this project forward, Allerdale Borough Council will seek to involve a broad range
of stakeholders including public sector organisations, local enterprises and intermediaries,
the local FE and HE sector and representatives from the local community across Workington.
Ongoing dialogue with other recent enterprise developments – notably The Bus Station in
Whitehaven and Industrial Solutions Hub (ISH) in Cleator Moor - will also be critical in
ensuring that the WIC is complementary and supports the development of a critical mass of
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innovative activity in West Cumbria. Table 6-3 summaries the key stakeholders and
approaches to engagement.
Table 6-3: Stakeholder engagement strategy
Stakeholder group

Indicative approaches to engagement

Public sector organisations – including
Cumbria LEP and Cumbria County Council





Local enterprises and intermediaries – such
as ISH, Barclays Eagle Labs, Sellafield and
the National Nuclear Laboratory



Representatives from the community








Consultation during the design and planning
process
Representation on the Board
Ongoing dialogue during operational phase
Consultation during the design and planning
process
Representation on the Board
Ongoing dialogue during operational phase
Consultation during the design and planning
process
Regular community updates via social media
channels and events at the innovation centre
Source: SQW

Benefits, monitoring and evaluation
6.29 A formal monitoring and evaluation framework will be developed for the innovation centre,
including a summary logic model setting out its rationale, inputs, outputs and longer-term
outcomes as well as an explanatory theory of change.
6.30 The monitoring component is likely to call for monthly reporting across a set of standard KPIs
such as occupancy level, achieved rental level, volume and nature of enquiries, take-up of
different support products and the findings from an annual survey of tenants to understand
their growth dynamics, employment levels, and innovation behaviours etc.
6.31 The Council will also report six-monthly or annually against the agreed Towns Fund
indicators, as set out in Table 6-4. These indicators will be confirmed at the ‘Summary
Business Case’ Stage.
Table 6-4: Towns Fund Indicators
Indicator

Frequency of reporting

£ spent directly on project delivery (either local authority or
implementation partners)

Every 6 months

£ co-funding spent on project delivery (private and public)

Every 6 months

£ co-funding committed (private and public)

Every 6 months

# of temporary FT jobs supported during project implementation

Every 6 months

# of full-time equivalent (FTE) permanent jobs created through the
projects

Every 6 months

# of full-time equivalent (FTE) permanent jobs safeguarded through
the projects

Every 6 months
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Indicator

Frequency of reporting

Amount of new office space (m2)

Annually

# of enterprises receiving non-financial support

Annually

# of potential entrepreneurs assisted to be enterprise ready

Annually

Source: Allerdale Borough Council. Note targets are for the project lifetime rather than each reporting period.

6.32 In addition, the Council will commission an independent evaluation of the project. An
indicative budget of £35k-40k has been allocated for the evaluation. This will include both
process perspectives, to understand what has worked well/less well in project delivery and
lessons learned, and impact perspectives, to assess the extent to which the anticipated
benefits of the project have been delivered. The evaluation will also consider additionality i.e.
the extent to which something happens as a result of an intervention that would not have
occurred in the absence of the intervention.
6.33 Given the long-term nature of this project, a three-stage process to the evaluation is proposed:


Evaluation framework and baseline (Spring 2024): an independent evaluator, working
alongside project partners, will develop an evaluation framework (including a detailed
evaluation methodology) and baseline information to assess the quantitative and
qualitative outputs of the project. Developing an evaluation framework at this early stage
will allow the relevant outputs to be monitored and tracked, and the necessary data to be
collected throughout the lifetime of the project.



Process evaluation (End of Year 1): to examine the delivery of the project, including what
is working well or less well and if/how delivery could be improved. It is expected that the
process evaluation will adopt a mixed methods approach, drawing on both qualitative and
quantitative sources of data.



Impact evaluation (End of Year 6): to examine the effectiveness of the project in
delivering anticipated outcomes and impacts. This includes an analysis of attribution and
additionality, enablers and barriers, unintended consequences, and future potential
impacts. It is expected that the impact evaluation will adopt a mixed methods approach,
drawing on both qualitative and quantitative approaches such as analysis of monitoring
data and wider contextual data, consultations with management and leadership, strategic
stakeholders and tenants, and deep dive case studies with tenants.

6.34 The evaluation will include an assessment of progress against the five SMART objectives, and
all the outputs and outcomes detailed in the logic model (see Table 2-2, Strategic Case) and
summarised below.
Table 6-5: Monitoring and evaluation indicators
Outputs

Intermediate outcomes

Final outcomes







15,000 sq. ft high quality,
flexible innovation space

Number of businesses at
WIC

Growth in employment,
turnover and productivity

Workington Innovation Centre
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Outputs

Intermediate outcomes











1,400 sq. ft café / bar
entrance
36 car parking spaces
250 sq. ft cycle storage
6,900 sq. ft improved/new
landscaped public realm
Number of businesses
accessing targeted support
Number of local people
accessing the
entrepreneurship
programme













Number of businesses new
to Workington
Number of individuals
using the co-working
space
Number of FTEs at WIC
Number of new businesses
created by local people
Improved business
acumen for businesses
located at WIC
Improved access to finance
knowledge for businesses
located at WIC
Increased collaboration /
networking opportunities
for businesses at WIC
Increased levels of
innovation in Workington

Final outcomes






of businesses located at
WIC
Improved survival rates of
businesses located at WIC
Greater footfall for the
town centre
Sustainable operating
model for WIC
More resilient and buoyant
commercial property
market in the local area as
a result of increased
demand, higher rental
levels and land values

Source: SQW
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Annex A: Socio-economic Dashboard
Table A-1: Headline socio-economic data analysis28
Population
Working age population (WAP) change, 2016-20

Population





With a population of 33k, the town is the largest settlement in Allerdale (36% of
total population) and is home to approximately 10% of Cumbria’s population.
Over the last five years, Workington’s population has increased (+1%), with
growth concentrated amongst older age groups, including those aged between
50-64 years (+3%) and 65+ (+5%). However, the proportion of people aged 1624 has declined (-2%).
The town has a Working Age Population (WAP) of 20k, which has decreased by
1.3% since 2016.
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Economy
Mean gross annual pay, 2020 and Gross Value Added
(GVA) per capita and worker, 2019

Economic activity and wages




In 2020-21, 86% of Workington’s population was economically active,
exceeding the Allerdale (79%) and UK (77%) averages.
During 2020-21, unemployment in the town (9%) exceeded rates in Allerdale
(6%), Cumbria (5%) and the UK overall (8%).
Resident-based gross earnings are higher in Allerdale (£37k p.a.) compared
with Cumbria overall, but below the UK average (£39k p.a.).

Workington was defined using the following LSOA’s: Allerdale 008A, Allerdale 008B, Allerdale 008C, Allerdale 008D, Allerdale 008E, Allerdale 008F, Allerdale 009A, Allerdale 009B, Allerdale 009C,
Allerdale 009D, Allerdale 009E, Allerdale 010A, Allerdale 010B, Allerdale 010C, Allerdale 010D, Allerdale 010E, Allerdale 011A, Allerdale 011B, Allerdale 011C and Allerdale 011D.
28
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Workplace-based earnings are lower in Allerdale (£30k p.a.) than Cumbria, the
North West and UK overall, largely due to a proportion of the district’s highest
earning residents employed at Sellafield.

Productivity



Between 2017 to 2019, productivity growth across Allerdale, Cumbria and the
North West was similar (all ~6.5%), but lower than the UK average (7.2%).
GVA per filled job in Allerdale is c.75% of the UK average, and almost 10% lower
than Cumbria overall, whilst GVA per capita is even lower, at 66% of the UK
average, and 20% lower than Cumbria overall.

Enterprise
Net % change in active enterprises, 2015-2019

Business base
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There are 3.6k active enterprises in Allerdale, 12% of Cumbria’s total. Over the
last five years, Allerdale has seen a 3% decline in enterprise numbers, whilst
the UK as a whole saw an increase of 12%.
Between 2015-2019, Allerdale’s enterprise birth rate decreased by 15%, in
contrast to the North West (+6%) and UK (+1%).
Enterprise death rates across all geographies have increased, with Allerdale
experiencing a 17% increase in business failures.
Allerdale’s business survival rates are higher than the Cumbria, North West
and UK averages.

Business growth




High growth firms account for 0.4% of the district’s firms, similar to the
Cumbria and UK averages. However, between 2015-2019 high growth firms per
1,000 WAP in Allerdale have on average remained c.8% below Cumbria, the
North West and UK, except for a marked increase in 2018.
At the local level, data from Beauhurst suggests an absence of high growth firms
in Workington. Only one has been identified to have met tracking criteria in the
last ten years; a retail firm that received equity investment in 201829.

29

Beauhurst uses a range of criteria to identify high growth companies e.g. whether a firm received equity/venture investment, or an innovation grant, whether the firm is an
academic spinout, scale up or accelerator graduate.
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Sectoral changes and innovation
Employment per sector and change from 2015-19,
location quotient vs GB, 2019

Employment by sector






Workington has a large proportion of jobs in retail (2.3k employees), alongside
manufacturing, health (2k each) and public administration and defence (1.5k).
Since 2015, the largest growth sectors have been business administration and
support services (+108%), transport and storage (+50%) and wholesale (+33%).
In contrast, employment in retail and manufacturing, both key sectors, has
fallen by 10%.
Employment in the town is more concentrated in public administration
(location quotient of 2.2), nuclear (1.8) and manufacturing (1.6) compared to
the national average.

Innovation
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Workington has a very low share of Innovate UK grant recipients despite
Allerdale receiving the greatest proportion of grants in Cumbria. Since 2004, 198
individual Innovate UK grants have been received in Cumbria, with less than a
third in Allerdale (57). Only four grants have been received by Workington
recipients (2% of all Cumbrian grants), with three in 2020.

Skills and occupations
Qualification profiles of working age population, 2019

Qualifications
 A lower proportion of Workington’s working age population is highly skilled
compared to regional and national averages. 18% of Workington’s WAP have
NVQ 4+ qualifications, which is around half of the UK average (40%), and lower
than Allerdale and Cumbria (both 30%).

Occupations



Workington has fewer employees in professional occupations (12%)
compared to the Cumbria and UK averages (16% and 23% respectively).
Workington has a higher proportion of employment in associate
professional and technical occupations and process, plant and machine
occupations (~20% for both), compared to Cumbria (9% and 8% respectively),
and the UK (15% and 6% respectively).
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Deprivation
Indices of multiple deprivation, Workington & Allerdale,
2019

Deprivation





The most deprived neighbourhoods in Allerdale are concentrated in and
around Workington.
A quarter of LSOAs in Workington are amongst the 20% most deprived
neighbourhoods in the UK, and nearly half are amongst the 30% most deprived.
The site for the WIC is located in one of the town’s most deprived
neighbourhoods.
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Source: SQW analysis of ONS, NOMIS and BRES
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Annex B: Land Value Uplift
B.1 The Land Value Uplift approach to assessing the economic impact of land and property
interventions was introduced by DCLG in December 2016. However, given the specialist
innovation nature of the WIC proposals, and focus on enterprise and job creation, the land
value uplift approach is not considered appropriate for WIC.
B.2 Nevertheless, a land value uplift assessment is provided below for completeness. Given the
risk of double counting any of the benefits incorporated in the value for money calculations
in the Economic Case, the land value uplift has not been included in the value for money
metrics used to determine the preferred option.
B.3 The benefits have been assessed with reference to the MHCLG Land Value Estimates for Policy
Appraisal 201930. Identical assumptions to those of the Economic Case for floorspace,
discounting and additionality etc. have also been applied.
B.4 Following this approach, the project results in the land-value uplift shown in Table B-1. Option
5 achieves the highest land value uplift as it is the largest proposed development.
Table B-1: Land Value Uplift calculations (2021 prices)
Category
Land Value PreIntervention

Land Value PostIntervention

Unit

Option 3

Option 4

Option 5

Land Area (m2)

3,398

3,398

3,398

Land Value for Industrial
Land in Allerdale (per ha)

156,060

156,060

156,060

Land Value PreIntervention

53,029

53,029

53,029

Lettable area of proposed
development (m2)

929

1,394

1,858

Site value per sq m of office
(edge of CBD) for Cumbria

219

219

219

Land Value PostIntervention

203,607

305,410

407,213

150,578

252,381

354,184

99,310

157,204

207,639

Gross Land Value
Uplift Achieved

£

Net discounted
Land Value Uplift
Achieved

£

Source: SQW analysis

30

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/923759/V
OA land values 2019.xlsx
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Annex C: Supporting procurement policy
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About us
SQW Group
SQW and Oxford Innovation are part of SQW Group.
www.sqwgroup.com

SQW

Contact
For more information:
Luke Delahunty
Director, SQW
T: +44 (0)161 475 2106
E: ldelahunty@sqw.co.uk
Beckwith House
Stockport
SK4 1AF

SQW is a leading provider of research, analysis and advice
on sustainable economic and social development for public,
private and voluntary sector organisations across the UK
and internationally. Core services include appraisal,
economic impact assessment, and evaluation; demand
assessment, feasibility and business planning; economic,
social and environmental research and analysis;
organisation and partnership development; policy
development, strategy, and action planning. In 2019, BBP
Regeneration became part of SQW, bringing to the business
a RICS-accredited land and property team.
www.sqw.co.uk

Oxford Innovation

www.sqw.co.uk

Oxford Innovation is a leading operator of business and
innovation centres that provide office and laboratory space
to companies throughout the UK. The company also
provides innovation services to entrepreneurs, including
business planning advice, coaching and mentoring. Oxford
Innovation also manages investment networks that link
investors with entrepreneurs seeking funding from £20,000
to £2m.
www.oxin.co.uk
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1

This document has been prepared for the titled project or named part
thereof and should not be relied upon or used for any other project
without an independent check being carried out as to its suitability
and prior written authority of Buttress being obtained. Buttress accepts
no responsibility or liability for the consequences of this document
being used for a purpose other than the purposes for which it was
commissioned. Any person using or relying on the document for such
other purpose agrees and will by such use or reliance be taken to
confirm his agreement to indemnify Buttress for all loss or damage
resulting therefore. Buttress accepts no responsibility or liability for this
document to any party other than the person by whom it
was commissioned.

Buttress Architects Ltd.
41 Bengal St.
Manchester
M4 6AF
T: 0161 236 3303
W: www.buttress.net
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1.0

Introduction
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1.0

Introduction

The purpose of this report is RIBA Stage 02 Concept Design Report, to
present the concept design proposal for an Innovation Centre scheme
on the town centre edge of the Central Way car park site in Workington.
Following a feasibility study for the entire Central Way car park site in
Workington, the Innovation Centre portion’s design has progressed as
it’s own project after being awarded a Town’s Fund grant.
The project is strategically important to Workington as this is a
completely unique offer to the area, and will provide space to
encourage and nurture local entrepreneurship.
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Workington Town Centre Edge Aerial
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Executive
Summary
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2.0 Executive Summary

2.1

Project Background

Workington is located within the Borough of Allerdale, Cumbria and is
known for it’s former production of coal and steel. A notable employer
just outside of the town is Sellafield, facilitating the dominant sector
of employment within West Cumbria. It has close links to the towns of
Maryport and Whitehaven.
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As is the case with many towns and cities across the UK, Workington
has suffered over the years from economic decline in the town centre.
However in September 2021 Allerdale Borough Council (ABC) had
been successful in securing a £8.2 million Town’s Fund grant for the
Innovation Centre project.
With this investment, the vision to retain entrepreneurial talent in the
area can be realsied, creating a new destination for scalable businesses,
especially across the digital technology and manufacturing sectors.
Buttress Architects have been appointed by Mott MacDonald / ABC to
design the Innovation Centre scheme to RIBA Stage 2. Mott MacDonald
also provide the Structural, MEP and Costing reports found in the
appendix of this report.

2.2

2.3

Project Themes & Workplace Objectives

The Innovation Centre will provide a variety of high quality workplace
solutions with flexibility at the core of it’s design. These are to appeal to
skilled workers, innovators and ambitious entrepreneurs.
Developing further from the now emerged typology of co-working
spaces, an Innovation Centre allows cross-pollination of similar minded
workers in emerging businesses. This is achieved through wellbeing
and breakout spaces to foster this stronger relationship and encourage
collaboration. Within the wider context it creates a destination for the
area through activated public realm to appeal to visitors and tenants
alike with a contemporary and modern architectural and interior design.

2.4

Project Objectives

The key objectives for the project are to asses the feasibility of a newbuild Innovation Centre, providing an appropriate quantum of rentable
space to align with both the budget and demand assessment.

2.6

SQW Summary

•

Informed by the initial costing exercise, the project should offer
circa. 15,000sqft (1,394m²) NET Lettable space

•

The building should be flexible to accommodate changing working
patterns and tenants

•

Specialist manufacturing workshop spaces would be a positive
inclusion to provide more targeted spaces

2.7

Concept Design

The overall design and mass carries on from the arrangement principles
explored by the feasibility study by SQW, leaving ample space between
the Innovation Centre and residential properties and providing a strong
and active frontage onto Central Way that is clearly visible from nearby
routes.

The architectural design is in response to the immediate context whilst
acting as an extension of the town centre and also follows guidance
provided by SQW as to the appropriate mix of office space types.

A focus on wellbeing spaces (cafe entrance, external terraces and green
space) is included within the design to create a vibrant and attractive
place to work and compete with the convenience of working from
home.

2.5

2.8

Project Vision

The vision is to establish Workington Innovation Centre as a distinctive,
successful and widely recognised focal point for the incubation and
growth of scalable firms. The centre will target digital and advanced
engineering firms although, as technologies converge across sectors, a
flexible approach will be required.
Innovation support and management of the space is at the core of
scheme, along with a strong public presence to link with the town
centre.

Engagement

During the design development, regular client and design team
meetings have been held to discuss and progress the emerging options
and design. Public realm coordination has also been carried out so
that the landscape provision is appropriate within the developing town
centre strategy.
At this time no public consultation has been held.

Buttress | 9105 | Central Way Workington | RIBA Stage 2 Report | February 2022

Cost Estimate Summary

After an initial cost exercise on a 20,000 sqft (1,858m²) NET lettable
area scheme projected an overall cost of £11.5 million, the project size
was further reduced to 15,000 sqft (1,394m²) NET lettable area. The GIA
of the reduced size project is circa. 2,500m².
The final stage 2 design came in at a total cost limit of £8.7 million,
however additional capital will be required to offset predicted losses
over the first few years of operation until a stable base of income can
be established to annually break even. To account for this shortfall,
Allerdale Borough Council have pledged a further £1 million to the
project.

7

3.0

Brief
Development
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3.0

Brief Development

3.1

Different Ways of Working

Key
Solitary

In recent years, there has been an emerging trend that has seen
workplace culture shift to co-working and creating workplaces centred
upon ideas of identity, community and neighbourhoods. This appears
to have gained even more traction in 2021 in a post pandemic world.
Rethinking why people want to come into an office to work, and what
we can do as designers and employers to support that choice, has a
huge impact on employee engagement and in turn productivity.
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Flexible workspaces tend to resonate with smaller businesses, start-ups
and freelancers. They tend to be places and spaces that encourage
creativity, innovation, collaboration, and social interaction. In many
cases, the workplace is seen as a destination in itself which create a
landmark within the local community. In some cases, the buildings
complement and connect with the heritage of the area, inviting people
to visit and spend time.

Privileged

Focused
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Dynamic
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P nt
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m
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Print and copy Space

Work lounge Space

Social Kitchen Space

B a
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Tea Point Space
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QuietWork
Spacel

Flexible workspaces offer choice, variety and typically break down the
traditional organization of an office or workplace. Some of the spaces
offered are listed over leaf.

Interactive
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Touch
D wn Space
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Locker Area Space

Breakout Space

Innovation Space

9

Compared to traditional managed services offices an Innovation Centre
provides;
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The adjacent diagram introduces some key themes
that can be considered when considering the brief
for the Central Way Innovation Centre.
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3.0

Brief Development

3.3

Demand Assessment Requirements

To develop the brief in line with demand requirements, the following is
recommended as outlined in SQW’s demand assessment;

General
•

Area calls for c15,000 sq ft total NET lettable area

•

Demand is inherently uncertain due to untested typology in the area

•

The quality of wellbeing spaces is imperative to compete with
working from home benefits

The following schedule outlines area requirements for the project. It
incorporates SQW’s demand assessment feedback on what quantities of
each type of rentable, commercial and required supporting spaces that
are appropriate for the scheme.

Outline Office Area Provision:
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•

All spaces should be as flexible as possible to accommodate future
growth in both the area and individual businesses

•

Within flexible space, 1-2 long-term anchor tenants would de-risk
and give financial stability

•

The quality of hard + soft support infrastructures will need to be
high and complementary

•

Provision for cyclists (showers) should be included

•

Adequate car parking provision remains an important consideration

Financial
•

£18.50/sq ft rent typical rental (Year 1)

•

Potential for high maintenance costs due to marine environment

No. of units

Size of unit (sq ft)

Total space (sq ft)

1

1000

1000

2

750

1500

3

500

1500

6

400

2400

6

300

1800

9

200

1800

TOTAL

10000

Outline Workshop Area Provision:
No. of units

Size of unit (sq ft)

Total space (sq ft)

4

1250

5000

TOTAL

5000

Total NET Lettable Provision - 15,000 sqft

SQW Demand Assessment Extracts
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4.0 Context
4.1

Location

Located in the county of Cumbria and Borough of Allerdale, Workington
is a coastal town at the mouth of the River Derwent, located 5 miles
from Maryport and 7 miles from Cockermouth and is well connected to
the Lake District National Park.
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Maryport

Cockermouth
Workington
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4.2

The Site in Context
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Current Map of Workington
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4.3

Town Centre Connections

1. Washington Square Retail Centre
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1
2. St John’s Church

3

2

3. Vulcan Park

Key
Site (Entire Central Way Car Park)
Primary Road Connections
Town Centre Shopping Zone
Town Centre High-Density Zone
Public Parks / Green Space
Primary Pedestrian / Train Routes
Town Centre Boundary (As Defined in SPD)

Area Connections
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4.4

Site 3D Context

Christ Central
Church

Town Centre
Retail Area

4 Star
Hotel

Innovation Centre
Site (109 Spaces)

Remaining Car
Park (87 Spaces)

Surrounding
Housing Area

St John’s
Church
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There are several local landmarks nearby, with the Christ Central Church
directly adjacent, St John’s church to the east and Washington Central
Hotel marking the corner of the town centre.
The immediate area surrounding the car park is predominantly terraced
residential housing with a multi-storey car park a few small office
commercial buildings on the town side, no taller than 5 storeys.

Multi-storey
Car Park
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Oxford St.
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Green Buffer
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Additional Car
Parking (60 Spaces)
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4.5

Project Site Boundary

The boundary of the Innovation Centre site
borders the two Central Way public realm
zones identified by Allerdale Borough Council
as potential zones for regeneration to improve
wider connections.
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3D Site Analysis

The entire site surface is tarmac in fair to poor condition, with a
maximum height difference of 1.8m sloping down westwards towards
Central Way.
The initial wider site zoning strategy is to notionally continue the
adjacent street lines through the Central Way site, to provide a related
urban grain. These would be cycle and pedestrian connections only so
that the smaller residential streets do not become overused as throughroutes.
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Within this first phase of the Central Way site, the area within the blue
boundary is to be retained as a car park. The total parking provision
being displaced on the innovation centre site is 109 spaces.

+

N

+15.6m

+13.8m

+

Key
Innovation Centre Site Boundary

Central Way Car Park Site Boundary

Proposed New Pedestrian/Cycle Routes
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4.7

Site Photographs

The following images record the characteristics
of the site, connections and the immediate
context.
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1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.

2

Adjacent Office Unit
Central Way Vehicle & Pedestrian Underpass
Central Square Bridge Wall & Planting
Multi-Storey Car Park
Christ Central Church & Corner of Site
Car Wash & Restaurant
Typical Terrace Residential Buildings East of Site
Level Change from Central Way Car Park to Devonshire Street
End of Central Way & Transition to Pedestrian Footpath
Additional West of Site Car Parking & Level Change to Terraces
Pedestrian Link to Gray Street
Green Buffer Space Adjacent to Site
Back of Terraces Facing Car Park Site
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6
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8
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5.0

Innovation
Centre Design
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5.0

Innovation Centre Design

5.1

Design Overview

The Innovation Centre was initially proposed for the entire Central
Way car park site. This was in the outline form of a 4,000m² GIA cube
block, with a cafe provision on the ground floor and office areas above.
The mass was situated away from both the Christ Central Church and
terraced housing on Roper Street.
In the following section, the development and final stage 2 design circa.
2,500m² GIA are presented, taking into account the various factors that
altered the brief during the design process.

Page 411
Final Stage 2 Design
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5.0

Innovation Centre Design

5.2

Site Layout Development

From the initially larger outline brief of an innovation centre at
circa. 4,000m² GIA, the following massing studies were completed
considering the best position on shaping on site. Though the required
area reduced significantly, the principles from this study still apply.
Option 1 was decided on as the preferred option similar to the initial
feasibility cube form, due to it’s material efficiency using a simple shape,
ample distance from the contextual buildings, frontage to Central Way
and creation of a public space facing the town centre approach.
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Co-Working Office
Private Office
Potential Flexible Aparthotel Space

Parking

Courtyard

Courtyard
Courtyard

Parking

Parking

Option 1 - Consolidated Mass (Preferred Option)

Option 2 - South Facing Courtyard

Option 3 - Linear Block with Private Outdoor Space

•
•

Efficient form uses less material & requires only 1 circulation core
Wellbeing spaces on terraces & adaptable public realm

•
•

All wellbeing & external spaces have a South/West aspect
Large letable area per floor

•
•

Additional Co-Working Provision at ground level
Frontage along Central Way

•
•

Further away from scale of 2-3 storey surrounding context
Shading upon surrounding buildings may be an issue

•
•

Requires 2 cores for means of escape
Town centre entrance blocked by car parking

•
•

Large ground floor footprint required
Some disruption to first phase of office & co-working
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5.0

Innovation Centre Design

5.3

Design Development

After deciding on the cube type form, the design developed in tandem
with the demand assessment, ultimately reducing significantly in
scale as the possibility of an anchor tenant reduced. Mass A shows a
stepped design at 4,000m² GIA and at 6 storeys was deemed too large
compared to the adjacent residential context.
This then reduced to mass B, consolidating all terraced spaces within
the pure cube footprint at 27x27m, this at 5 storeys fits onto the site
significantly better and provided 20,000 sqft of NET lettable space. An
initial costing exercise was carried out on this version, with a proposed
terracotta facade system forming the external envelope. The total cost
for this scheme was £11.5 million and so further design development
was required to come in on budget.
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Mass C is the blank final stage 2 design and has reduced to a 24x24m
layout grid, improving the relationship with the site further and
providing 15,000 sqft NET lettable space, whilst retaining the majority of
wellbeing provision (terraces, cafe entrance, co-working) and increasing
the total workshop provision. Infill panels were introduced to reduce
the amount of glazing on certain façades and the fins were altered to a
thinner bronze coloured aluminium as a reference to Workington’s steel
industry and to reduce the overall cost.
Cube Mass A - 4,000m² GIA Concept Sketch

Cube Mass B - 20,000 sq ft NET Rentable Area Mass

Cube Mass C - 15,000 sq ft NET Rentable Area Mass
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5.0

Innovation Centre Design

5.4

Preferred Option Development

Following early demand assessment findings, the scheme required
a reduction in the total area to circa. 15,000 sq ft (1,393m²) of NET
lettable office space. Allowing for other spaces in the Innovation Centre,
an estimate of 2,400m² GIA was used as a baseline target to allow for
circulation, floor voids and supporting spaces.

Pa r k

The form as shown in this diagram was articulated from a single cube
to step back on the upper floors to provide terrace spaces, and inset
slightly on the ground floor to clearly indicate the main entrance.

Pu b
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1. Site Definition & Zoning

2. Required Cube Mass on Site

3. Stepped Back Terraces

4. Entrance Recess Facing Public Realm

5. Grid Applied to Facade Treatment

6. Routes of Activity

Pedestrians
Cyclists
Vehicles
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5.0

Innovation Centre Design

5.5

Office Spaces Look & Feel

Page 415
RIBA Stage 0-1 Options
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5.0

Innovation Centre Design

5.6

Workshops Look & Feel

Page 416
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5.0

Innovation Centre Design

5.7

Wellbeing Spaces Look & Feel
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Adaptable Innovation Support Spaces

Breakout Areas

Collaboration Spaces

Improved Public Realm

Ground Floor Cafe

Green Terraces

RIBA Stage 2 Sketch Studies
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5.0

Innovation Centre Design

5.8

Proposed Ground Floor Landscape Plan

Car Park 36 Spaces

Planting Over
Water Tank
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Kitchen

Bike Store

Bar

WC WC Cleaning
Store

Workshop
WC WC

WC

Open Cafe Spill
Out Space

Workshop
Lobby

Key
Workshop

Communal Office Space
Private Office Space
Workshop Space

Proposed
Crossing

Cafe & Events Space
External Terrace Space
Circulation & Back of House
WCs & Changing
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5.0

Innovation Centre Design

5.9

Proposed Floor Plans

Kitchen
Kitchen
36.75
36.75m²
m²
395.6
395 6SF
SF

Bike
BikeStore
Store
23.31
23.31m²
m²
25
251.00SF
SF

LV
LVSwitch
S itchRoom
Ro m++Water
WaterTank
Tank
25.37
25.37m²
m²
273.0
273.0SF
SF

Disabled
Di abledWC
WC

WC
WC
WC
WC

WC
WC

Bar
Bar

Changing
Changing
11
1.88m²
m²
127.0
27.0 SF
SF
Boiler AC Server Rooms
54.68 m²
588.6 SF
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WC
WC

WC
WC

Workshop
34.8 m²
374.6 SF

Workshop
Workshop
68.99
68 99m²
m²
742.6
742 6SF
SF
Workshop
Workshop
43
3.29
29m²
m²
465
65 99SF
SF
Workshop
29.56 m²
318.2 SF

WC
WC
Caf
afe/Bar
/BarEntrance
Entrance
133
33 72
72m²
m²
1439.4
439.4 SF
SF

WC
WC

Reception
Reception

Workshop
Workshop
54
4.21
21m²
m²
583
83 55SF
SF

Workshop
30.64 m²
329.8 SF

Lobby
Lobby

Key
Communal Office Space

Ground Floor Plan - 1:200

Service Floor Plan - 1:200

Private Office Space
Workshop Space
Cafe & Events Space
External Terrace Space
Circulation & Back of House
WCs & Changing
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5.0

Innovation Centre Design

5.10

Proposed Floor Plans

Workshop
49.88 m²
536.9 SF

WC

WC

Office Suite
7.91 m²
85.1 SF
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WC

WC

Office Suite
50.52 m²
543.8 SF

D sabled WC

Office Suite
311.51 m²
3353.0 SF
WC

WC

WC

WC

Office Suite
7.91 m²
85.1 SF

Disabled WC
/ Shower

Co-Working
223.47 m²
2405.4 SF

Workshop
51.04 m²
549.4 SF

Co-Working
117.55 m²
1265.3 SF

Co-Working
60.1 m²
646.9 SF
Terrace
25.84 m²
278.2 SF

Key
Communal Office Space

First Floor Plan - 1:200

on
C ntral
ay
rk ngton - 1:200
Second
Floor
Plan

Private Office Space
Workshop Space
Cafe & Events Space
External Terrace Space
Circulation & Back of House
WCs & Changing
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5.0

Innovation Centre Design

5.10

Proposed Floor Plans

Office Suite
7.91 m²
85.1 SF
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Co-Working
228.54 m²
2459.9 SF

Fall Arrest System
Guard Rail 1100mm

1100mm Handrail
Around Terraces

Key
Communal Office Space

Third Floor Plan - 1:200

Al Plan
rda e Bo -u 1:200
C un i
Roof

Private Office Space
Workshop Space
Cafe & Events Space
External Terrace Space
Circulation & Back of House
WCs & Changing
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5.0

Innovation Centre Design

5.10

Proposed Elevations

3

North Elevation - 1:500
External Materiality:

1

External facade system - Polyester
Powder Coated (PPC) Aluminium Fins
300/800mm depth
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2

PPC Aluminium Window Frames

3

Glazed Facade Panels with Polyester
Powder Coated Aluminium Spandrel
Panel

4

Infill Panel - PPC Aluminium Cladding

1

4

2
3

East Elevation - 1:500

1

4

2
3

South Elevation - 1:500

Car Park 36 Spaces

E
1

l t
O
W t T k

Ki chen

B ke S ore

B

WC WC

N

l
t

Wor shop
WC WC

WC

l
Wor shop

S

2

L bb

Workshop

Proposed
Crossing

W
Key Plan
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West Elevation - 1:500
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5.0

Innovation Centre Design

5.3

Area Schedules

The following schedules provide a complete breakdown of the different
spaces within the final stage 2 design.

Area Schedule (GIA)
Level

Room Schedule (NET Floor Area)

Area (m²)
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Space Type

Total Area (m²)

Bike Store

23

Ground Floor

-

557

Cafe/Bar Entrance

133

Service Floor

-

574

Changing Rooms

11

First Floor

-

Second Floor

544

Circulation

81

Second Floor

25

Third Floor

351

Kitchen

36

Third Floor

156

25

TOTAL

Ground Floor

557

Service Floor
First Floor

TOTAL

Level

External Terrace Area Schedule

Ground Floor

2,583

LV Switch Room
Water Tank

Rentable Area Schedule (As Defined by SQW)
Level

+

WCs

15

Workshops

180

Ground Floor Total

Area (m²)

Area (sqft)

Ground Floor

Workshop

180

1937.5

Service Floor

Worskhop

95

1022.5

Co-Working Office

284

3057.9

Circulation

69

Private Office

159

1711.4

Co-Working Office

283

Co-Working Office

118

1270.1

Private Office Suites

159

Private Office

319

3433.6

WCs

11

Co-Working Office

228

2454.1

Private Office

8

86.1

1,391

14,973.2

First Floor
Second Floor
Third Floor

TOTAL

Boiler, AC + Servers
Workshops
Service Floor Total

First Floor

First Floor Total
Second Floor
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95
149 m²

522 m²
66

Co-Working Office

117

Private Office Suites

319

WCs

11
513 m²

Circulation

73

Co-Working Office

228

Private Office Suite

8

WCs

181 m²

54

Circulation

Second Floor Total
Third Floor

Area (m²)

504 m²

Space Type

Service Floor

Level

11

Third Floor Total

320 m²

GRAND TOTAL

2,008 m²
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5.11

Proposed Entrance View
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Car Park 36 Spaces
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Out Space
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Workshop
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Crossing

1
Key Plan

1. Primary Entrance
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5.12

Proposed Activity Views
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1. South West Aerial in Context

3

Car Park 36 Spaces

l t
O
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Ki chen
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B

WC WC

l
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Wor shop
WC WC

Open Cafe Spi l
Out Space

WC

Wor shop
L bb

Workshop

Proposed
Crossing

1&2

Key Plan

2. South West Street View
i

t

e

e
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3. Terrace Relation to Public Realm
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5.0

Innovation Centre Design

5.13

Sustainable Design Elements & Principles

Sustainable principles have been considered throughout the concept
design process and applied where possible throughout the design.
Below is a list of these:
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•

Efficient single core block type form

•

Hybrid solar, green & blue roof

•

Sustainably and locally sourced materials where possible

•

Prefabricated elements where possible to reduce construction time

•

Secure bicycle storage to encourage sustainable commuting

•

Green spaces - maximising biodiversity on site

•

Glass and extruded facade treatments to minimise solar gain

•

Insulated infill panels to reduce total glazing and minimise heat loss

Hybrid Green & PV Roof

Terraced Wellbeing Spaces

Solar Controlling Facade Treatment

Hybird Structure Exposed Servicing

At this stage these are indicative principles that have been
accommodated for. As the design progresses into stage 3, materiality,
solar shading and implementation of sustainable systems will be
considered in a greater level of detail to quantify the embodied and
operational carbon of the innovation centre.
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5.0

Innovation Centre Design

5.14

Building Regulations & BCO Guidance

8 0

The following are specific areas / quantities that the Innovation Centre
will need to meet in order to comply with both the UK building
Lif Shaft
regulations and BCO (British Council for Offices) guidance.

Clear Height Zones by Floor:

Mass, Facade Treatment & Materials

Toilet Provision - Part M / Allerdale Council:

•

Statutory authorities:

•

Office Spaces - BCO & BS6465 - 10m² NIA Per Person			
31-45 Staff/Floor =
4 WCs					
46-60 Staff/Floor =
5 WCs				
61-75 Staff/Floor =
6WCs 					
91-100 Staff/Floor =
8 WCs 				

Ground Floor + Service Floor:

300mm Floor Zone + Maximum 600mm Structure Allowance with 9.8m
Maximum Spans

Building Control and the Local Planning Department have not been
consulted at this time.

Service Zones 2200mm Floor to Ceiling Height with 200mm Floor Zone
•

Proximity & Distances:

1st + 2nd Floor:

00

8

300mm Floor Zone + Maximum 600mm Structure Allowance with 9.7m
Pla
Max Spans
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•

3rd Floor:

22

600mm Roof Build-up Allowance, 600mm Structure Allowance with
6.7m Max Spans

1

2

3

4

5

•

Cafe - Max Occupancy 120 (Assumed 50/50 Split) BS6465

The building has been designed to provide suitable distances from the
adjacent housing and church as broken down below:

•

60 Males = 3No. WC (2 up to 40 + 1 per additional 40)

•

22m distance from the Christ Central Church

•

60 Females = 3No. WC (2 Up to 30 + 1 per additional 30)

•

47m from the nearest residential window overlooking the site

•

100m Max Distance to WC, 40m Wheelchair Max Distance to WC

•

21m distance from nearest residential property wall

•

Office Disabled Shower WC = Minimum 2400x2500mm

Back of House, Bins & Access:

•

Office Disabled Shower = Minimum 2200 x 2000mm

•

Plant rooms are accessible from the rear of the building

Lift Capacity - BCO Guidance:

•

Bin provision to be refined at next stage and provided at the rear
of the building or within the car park

•

12% of First Floor and Above

•

50% of First Floor Occupants Discounted for using Stairs

•

80% of Stated Car Capacity Used

Fall Arrest Guard Rail System

Core Circulation

re

2900

Office Suites

Private Office /
Digital Workshop

Cafe

Core Circulation

Proposed Innovation Centre Section & Floor Heights - 1:200
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2200
2200

Entrance
Cladding
Band

5200

5500

300

Core Circulation

2900

Co-Working

3500

3800

300

Core Circulation

3500

3800

Office Suites

s

t

p r y of Bu tres
dfloor
and us no
reproduced w thout eof
mi ceiling
i n
Finished
to underside
height = 2.6m - 2.75m

Co-Working

300

Co-Working

3200

3200

Internal
Heights - BCO Guidance:
t l

Escape Distances & Fire Resistance - Part B:
•

Single Core 18m Maximum Escape Distance to Protected Area

•

M4 6AF
Protected
Route from Core to Exterior at Ground Level

•

E ontact@but re s.net
REI
Protected Core for Firefighting
t
W 60/120

Car Parking - Cumbria County Council Standards:
•

1 Space per 25m² of GIA = Circa. 100 Spaces under current
guidance (Proximity to remaining Central Way car park provision
and multi-storey parking to be taken into consideration)

•

36 Spaces provided in current design, further discussions to follow
in next stage

n
Secure
Cycle Store, Showers & Lockers - BCO
W
y Wo k ngton
Guidance:

•

1 space per 10 staff, with provision to expand to 1.5 per 10 staff =
30 Spaces with provision to expand to 45

•

1 Locker Sper 1 Cycle Space = Minimum 30

•

For per
In ormation
1 Status
Shower
10 Cycle Spaces = Minimum 3

Workshop

2
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6.0

Appendix
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6.0 Appendix
6.1

Facade Design Notes

Facade Design
The rationale behind the external envelope design was to allow more
natural light through the more northerly façades with a shallow fin at
300mm depth. On the southerly façades this depth is increased to
800mm to mitigate unwanted solar gain in summer months. At the next
stage a detailed solar study will be required.

300mm Facade
Fin Depth

800mm Facade
Fin Depth

Facade Treatment & Marine Considerations
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A particular environmental consideration for the scheme is it’s proximity
to the coastline (1.8km) and the adverse effect on materials the salt in
the air will have. Moving forward, all externally exposed elements must
be specified to a marine grade to ensure longevity.
After consulting Taylor Maxwell as to the specification required for the
aluminium facade fins and cladding, an Interpon D25D25 PPC coating
was recommended. The below guidelines this would give you a 30 year
colour/gloss guarantee.
•

Pre-treatment to Qualicoat/ BS EN 12206:2021. Suitable chromate/
non-chromate chemical conversion

•

Aluminium to be etched to a minimum of 1.5g/m2

•

Minimum applied coating thickness of 60 microns

•

All cut/bare metal edges, drilled holes, mitred joints to be fully
sealed

•

Cleaning regime of once every 6 months

3D Facade Build-up

Typical Facade Bay
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Workington Innovation Hub
Cumbria
RIBA Stage 2
Design and Access Statement
February 2022

1. Introduction
Site Context
Ri

Wider Site Context

ve

tream

Mill S

rD

er

w

Workington is a coastal town and civil parish
located at the mouth of the River Derwent in the
Borough of Allerdale in Cumbria.

en

t

The proposed development site is located
immediately adjacent to Workington Town Centre,
connected to the central shopping precinct by
'Central Way' as it joins Oxford Road to the north.

Workington
Leisure Centre
Workington Station

Waverley
Mill Stre

Roa

d

Workington
Town Centre

e Stre
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Workington Hall
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The town is well connected to its neighbouring
urban centres of Maryport, Carlisle, Whitehaven
and Cockermouth by road and rail.

SITE

Vulcan Park

Central Way
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2. Analysis
Site Photography 01
1

Key Focus Areas
The site photos across the following two pages
focus upon the opportunities and constraints of
the site and its immediate context.

Oxford Street

Image 1
An existing pedestrian crossing point and
connection into Workington Town Centre will be
encouraged as the main route for getting people
from the town centre to the site.

Remove all existing scrub &
street furniture

Encourage this
Route into Town

Oxfo

rd S

Cent

Landscape proposals must respect the setting
of the building and respond to key movement
corridors to and from it.

2
tree

t

ral Sq

uare

Oxford Street

1
al W
ay

2

Christ
Central
Church

Retain clear access to
curtilage of Church

Cen
tr
Exis

ting
Car Surface
Park

Layer . stud o

Page 433

Image 2
Christ Central Church is a small building
immediatley abutting the development site.

Upgrade & Highlight
Pedestrian Crossing

Key Plan

This route is the most pedestrian friendly and the
existing crossing could be upgraded as part of
the proposed scheme.

Workington Innovation Hub . 277 YR XX ZZ RPT

0001 01
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2. Analysis
Site Photography 02
3

Key Focus Areas

Christ Central
Church

Image 3
A large brick wall forms the eastern boundary of
the proposed site. The appearance of this could
be improved through planting or painting.
It is important that access is retained to the
existing service doors and windows to the
southern elevation

Ensure access is retained to
Church Building
Opportunity to improve
setting of large brick wall

4

Oxfo

rd S

Cent

tree

t

ral Sq

uare

al W
ay

Christ
Central
Church

Exis

ting
Car Surface
Park

Cen
tr

Create functional and attractive
interface with existing car park to south

4
3

Layer . stud o
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Key Plan

Image 4
The interface of the proposed development with
the existing surface car park to the south must be
considered to ensure building service access is
efficient and effective.
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0001 01
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2. Analysis
Opportunities & Constraints
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CHURCH

Maintain Clear Access to Curtilage of
Neighbouring Church

Opportunity to Create Arrival Square &
Significant Public Greenspaces

Layer . stud o

Encourage Safe Pedestrian Route into
Workington Town Centre

Workington Innovation Hub . 277 YR XX ZZ RPT

0001 01

5

3. Concept Development
Historic Design Drivers
Former Layout of Train Tracks

Former Coal Depot

Layer . stud o
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3. Concept Development
Concept Plan

Layer . stud o
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4. Landscape Masterplan
Character Areas

Central Gardens

Christ Central
Church
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Central Square

Building Curtilage

Layer . stud o

Car Park

NT

e
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4. Landscape Masterplan
General Arrangement

Retain Pedestrian Connection
to Workington Town Centre

Clear Stem & Multistem
Semi-Mature Tree Planting
CHRIST CENTRAL
CHURCH
Areas of Lawn for lounging

Mounded landform, planted
with ornamental species

Timber Benches

ral

Wa

y

Cafe Spill-Out Opportunity
into Main Square

Historic Train Track Bands

Cen
t
Street Tree Planting

'Green Bay' with ornamental species + trees
Layer . stud o
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Ornamental Planting & Climbers to Wall

NT

e

EC

rki

rkin
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Manchester

Newcastle

The Barn, One Hollin Lane,
Styal, SK9 4JH

Low Shilford House,
Stocksfield, NE43 7HW

01625 523 157

www.layer.studio
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Demand
Assessment
(SQW)

56

Page 445

Workington
Innovation Centre
Demand
Assessment
Final Report
December 2021

Document review

Introduction
the

demand

• Estimate the scale of demand for a new,
high quality IC in Workington
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• Assess the nature of demand (e.g.
type/mix of space, services, wider
innovation and entrepreneurship support
offer) for central Workington.

SQW has adopted a
approach, drawing on:

standard

• Secondary data (covering both socioeconomic
performance
and
characteristics of the local commercial
property market)
• Primary research with local firms and
commercial property agents.

Complete

The core aims of
assessment are to:

Desk-based review of the
local economy
Desk-based review of
commercial property
market

E-survey of firms
Stakeholder consultations
(wave 1)
Interim analysis, synthesis
and emerging findings

Stakeholder consultations
(wave 2)
Hone and refine concept,
design and layout

Business Case
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Socio-economic
performance and policy
context

Enterprise performance

Business birth rate per 1,000 working age population, 2015-2019

Entrepreneurial activity in Allerdale is limited
and its business base is shrinking…
• Over recent years, Allerdale has suffered from a
declining start-up rate and a net decrease of
firms.
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• Allerdale’s five year average birth rate of 5.7
firms per 1,000 WAP remained consistently below
the average across Cumbria (6.3), the North
West (8.9) and the UK (9.3) as whole.

Net change in active enterprises (%), 2015-2019

• However, the district has higher three-to-fiveyear survival rates than the North West and UK
averages, suggesting Allerdale’s firms are more
resilient.

• High growth firms account for 0.4% of all
companies in Allerdale, in line with Cumbria and
UK averages.
Source: SQW analysis of Business Demography data

Innovation amongst local businesses
Innovation activity is largely focused on manufacturing…
• Beauhurst1 data suggests the town has a lack of innovative, high growth firms, hosting three
tracked firms in the last 10 years (and 18 in Allerdale as a whole). Of these firms…
➢ Two remain active: one is operating in the marine engineering sector (and has received
Innovate UK R&D funding), and the other is a specialist home interior firm.
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➢ One is now dissolved, but manufactured and sold 3D scanners up until 2019.
• Workington also accounts for a low proportion of Cumbrian IUK grants. Since 2004, Cumbrian firms
have received 198 individual IUK grants, with 29% accounted for by firms in Allerdale (57). Only
four grants have been received by Workington firms (2% of all Cumbrian grants)…
➢ Three of which were received last year by the same engineering firm who designs,
manufactures and supplies measuring instruments for process industries globally. The grants
supported collaborative R&D projects for product development.
• However, the town benefits from its proximity to Sellafield, 18 miles away, which generates
substantial innovation and local supply chain opportunities (3.6% of its tier two spending in 2017
was in Allerdale).

1Beauhurst

uses a range of criteria to identify high growth companies (e.g. whether a firm has received equity/venture debt investment or an
innovation grant from a selected programme, whether the firm is an academic spinout, scale up or accelerator graduate).

Sectoral structure of the economy
Employment in Workington (2019)

The IC could help Workington to accelerate the
growth of jobs in more productive sectors…

• Workington has relative sectoral strengths in
public administration & defence, general
manufacturing, retail and transport & storage.
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• The town has c1k advanced manufacturing
jobs.
• Recent employment growth has been
concentrated in business administration and
support services (+108%), transport and
storage (+50%) and wholesale (+33%), whereas
employment in retail and manufacturing has
fallen by c.10%.

Broad
Sectors

• With an LQ of 0.9, Workington is slightly underrepresented in terms of digital tech jobs.

Cross-cutting
Sectors

Jobs

% of all
jobs

Change
(2015-19)

Location
Quotient
relative to
GB

Retail

2,250

14%

-10%

1.5

Manufacturing

2,000

13%

-11%

1.6

Health

2,000

13%

0%

1.0

Public administration &
defence

1,500

9.4%

0%

2.2

Business administration
& support services

1,250

7.8%

108%

0.9

Transport & storage

900

5.6%

50%

1.2

Sustainable energy

120

0.8%

-36%

0.6

Digital tech

50

0.3%

-0.5%

0.9

1,000

6.3%

25%

0.7

Advanced
manufacturing

Source: SQW analysis of Business Register and Employment Survey data

Skills and occupational mix amongst the local
population
Relative to the rest of Allerdale and
Cumbria, there is a significant skills deficit
in Workington…

Qualification profiles of working age population in Workington, Allerdale
and Cumbria
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• 18% of the town’s population are qualified to
degree-level or higher, compared to 30%
across Allerdale and Cumbria as a whole
and 40% across the UK.

• However,
Workington
has
a
smaller
proportion of its workers with no qualifications
(5%) compared to the North West and UK
averages (9% and 8% respectively) .
• There are three times as many workers
employed in process, plant and machine
occupations than the UK average, and
almost
half
as
many
professional
occupations.

Source: SQW analysis of Annual Population Survey data

Highly supportive national, regional, and local
policy contexts
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Review of the local commercial
office market

Existing supply of office space
There is no supply of Grade A office space in
Workington currently…

Quality of stock in Workington and Allerdale

• Most of the existing supply is lower grade and older
stock, with 90% built before 2000; 40% of which was
constructed prior to the 1960s.

• CoStar estimates Workington’s vacancy rate to be
2%. However, local agents think it is slightly higher.
• 45% of office units are greater than 7,500 sq. ft in
scale, with 9% of units under 1,000 sq. ft.
• Units under 1,500 sq. ft equate to just 1% of total
office square footage. Therefore, the market suffers
from a poor supply of small units for early stage
companies or in-movers looking for modest amounts
of space.

Source: SQW analysis of CoStar data

The proportion of existing supply (number of premises and total
square footage) by size band
Proportion of stock by size
band
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• According to CoStar, Lillyhall Business Centre is the
only 4 Star office provision in Allerdale. Two units
were unoccupied at the time of writing (November
2021).

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

Greater than 7,501
sq.ft
4,500 - 7,500 sq.ft
1,501 - 4,500 sq.ft
Under 1,500 sq.ft
Under 1,000 sq.ft
Number of premises

Square footage
Source: SQW analysis of CoStar data

Demand for office space (i)
A subdued office market, with no transactions since 2019…
• According to local agents the principal areas
for
office
demand
in
Allerdale
are
Cockermouth
and
Lillyhall,
whereas
Workington lacks an established office market.

• During the 2016-19 period, the market was
relatively flat with two transactions per annum
(spread across size bands).

Location

2016

2017

2018

2019

2020

2021
(YTD)

Take-up (proportion of transactions) from 2016 to 2021 by size
band in Workington and Allerdale

Total

Number of transactions

Workington

2

2

2

2

0

0

8

Allerdale

5

4

6

5

2

2

24

Workington

1,212

4,203

18,567

9,934

0

0

33,916

Allerdale

4,279

6,160

21,147

11,790

798

3,054

47,228

Square footage

Source: SQW analysis of CoStar and EGi data, 2021

% of transactions
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• However, Workington accounted for a sizable
proportion (33%) of all take-up across Allerdale as
a whole.

40%
35%
30%
25%
20%
15%
10%
5%
0%

38%
31%
25%
19%

25%

25%

25%

25%

19%
13%

Allerdale
Workington

Under 1,000 Under 1,500 1,501 - 4,500 4,500 - 7,500 Greater
sq.ft
sq.ft
sq.ft
sq.ft
than 7,501
sq.ft
Size band
Source: SQW analysis of CoStar and EGi data, 2021

*Net take-up: the measure of total square feet occupied (indicated as a Move-In) less the total space vacated (indicated as a Move-Out) for existing
stock

Demand for office space (ii)
Average rental values are low, and demand
is driven primarily by local service-based
firms…
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• Over the past 5 years, average rental values have
fluctuated considerably due to the small number of
transactions and therefore the specific nature of
each office unit leased.

Location

Workington

• However, current office rents are typically c.£10-£12
per sq. ft according to local agents.

Allerdale

• Traditionally, office demand has been driven by
Workington’s local service base, rather than hightech, high-growth firms.

Workington

Allerdale

• Agents expressed some caution regarding the level
of end-user demand for a large-scale IC, largely
because the town is located slightly further afield
from where nuclear and high-tech associated firms
have traditionally located in the past.

2016

2017

2018

2019

2020

2021
(YTD)

Total

2

2

2

2

0

0

8

5

4

6

5

2

2

24

£12

£4

£4

£89

-

-

-

£10

£6

£7

£48

£26

£8

-

Number of transactions

Average rental value

Source: SQW analysis of CoStar and EGi data, 2021

Existing provision of business/innovation space
Existing business/incubation centres are in
short
supply
and
are
geographically
dispersed…

Location of existing business/innovation space

• There are several business centres in the local area,
such as at Lillyhall, Maryport, Lakeland, which do not
target specific sectors.
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• It was reported that these centres achieve rents of
c.£10-12 per sq. ft, but do not offer business support
beyond basic reception services and meeting rooms
etc.
• Higher quality space and more technology focused
occupiers can be found at Westlakes Science Park
(south of Whitehaven), where rents are c.£18 per sq. ft.
• The Eagle Labs Cumbria/Bus Station development,
which launched earlier in 2021, forms part of the North
Shore regeneration scheme at Whitehaven Harbour. It
offers high quality mixed-use retail and office / incubator
space with facilities such as 3D printing and laser cutting.
It has space for more than 110 workers and is currently
c40% occupied – it does not offer on-site parking.

Source: Produced by SQW 2021. Licence 100030994. Contains OS data © Crown copyright [and database
right] [2020]
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Analysis of potential demand –
business e-survey and
consultations headlines

Business e-survey respondent characteristics
• 10 responses to the e-survey:
•
•
•
•

Nine complete, one partial
Most mature firms, established pre-2010 (x7)
Majority manufacturing firms (x6)
Mix of sizes in terms of the number of employees
(average of 90 employees in Workington)
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• 3 respondents said they are currently looking for
new space… one reported they are finding this
very difficult

• All firms engage in innovation, mainly
product innovation be it in-house or in
collaboration with SMEs/large
firms/universities/RTOs
• Key innovation challenges/opportunities
include accessing skilled labour and
reducing emissions

E-survey headlines (1)
• Most respondents thought that there was
a gap in the market for a new IC…but
views around priorities for the mix/type
of space varied.
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• Links to university/college expertise to
support collaborative R&D, proximity to
collaborators/suppliers, and flexible
leasing arrangements (‘easy-in, easyout’) were identified as the most
important features for the IC
• In terms of sectoral focus, Manufacturing
(x8) and Professional, scientific &
technical (x6) were the most commonly
identified target areas of the economy

E-survey headlines (2)
• Three respondents are
definitely/possibly interested in taking
space at the proposed new IC
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• However, there is a lack of evidence
on how much space they would be
willing to take and how much they
would be willing to pay for this space.
• The majority of respondents were
‘possibly interested’ in the aparthotel
(x6), but only two provided indicative
prices per night of £80-£100.

Stakeholder feedback (1)
• There is widespread support and enthusiasm for the development of the proposed new
innovation centre in Workington
• The Barclays Eagle Labs team in Whitehaven is keen to explore potential synergies and areas of
complementarity e.g. collaboration opportunities around events, expansion plans and grow-on
provision, as well as possible shared management arrangements etc.
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• Sellafield Ltd does not have a specific commercial innovation space requirement currently, but is
excited by the proposals and is keen to stay updated. Sellafield is involved in various discussions
around innovation-related nuclear projects, which could plausibly generate demand in the
future.
• Stakeholders stated that an important remit of the IC was to provide a hub for networking and
collaborative R&D activity

• Flexibility was a consistent theme throughout the discussions
➢ The development must be agile enough to respond quickly to emerging shifts in the market
• Demand is likely to evolve and increase over time, but without anchor tenants, it could take
several years for the facility to break-even. Therefore, the IC must have access to adequate
revenue support during the early years whilst occupancy builds gradually.

Stakeholder feedback (2)
• The facility must also offer high quality physical and digital infrastructure, including a resilient
and future-proofed superfast broadband connection (>1GB)
• The provision of workshop space as well as an aparthotel could be really helpful in
differentiating the offer and cultivating demand within different segments of the market
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• Skilled labour shortages was a commonly cited challenge, and it was hoped the IC could help
to address this by attracting skilled labour/entrepreneurs into the area and promoting
innovation and entrepreneurship to local adolescents
• Combined with other recent enterprise focused developments, such as The Bus Station in
Whitehaven and Industrial Solutions Hub (ISH) in Cleator Moor, stakeholders stated there was a
real opportunity to develop a critical mass of innovative enterprise activity in West Cumbria

➢ The Workington Innovation Centre must have a clear role, complement these existing
developments, and genuinely be additive
• However, some concerns were raised in relation to the viability of the scheme given the
inherent challenges and risks around generating demand for innovation space whilst retaining
a sensible entrance policy

Stakeholder feedback (3)
• NNL plans to expand and redevelop its existing site in Workington to create an Innovation Campus which
would comprise five flexible zones: training, experience, research, demonstration and collaboration

➢ NNL offers specialist infrastructure, so the project would not duplicate the Workington IC proposals
➢ Whilst no immediate synergies between the two projects are evident, there may be opportunities
over the longer-term (for example, Workington IC could house/support entrepreneurs in the nuclear
sector)
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• ISH aims to create a cluster of organisations, with Sellafield as the anchor alongside supply chain
companies, to extract and develop capabilities from Sellafield in the private sector
➢ The cluster will be supported by a campus, on the Leconfield industrial estate in Cleator Moor. A hub
at the centre of the Innovation Quarter will provide networking, collaboration and community
spaces

➢ ISH is keen to ensure that its offer and the Workington IC concept are fully complementary
• A cohort of local innovative SMEs participating in the Innovation Catalyst (led by Lancaster University) are
in the initial stages of exploring the Cumbrian innovation ecosystem: why does the county lack a strong
ecosystem and what can be done to support ecosystem growth…?
➢ There is an opportunity for Workington IC to contribute to the ongoing development and
strengthening of the Cumbria innovation system

Demand scenario
Drawing on multiple sources of data (including the SME e-survey, property market review, enterprise
data, and stakeholder feedback), and the study team’s wider experience/tacit knowledge, an
indicative demand scenario for the proposed IC has been modelled.
The model includes assumptions on:

• The space required per firm when they move into the facility, which ranges from 250 sq ft. for a local
start-up to 1,500 sq ft for an anchor tenant
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• Potential demand for co-working space (modelled as total take-up per annum)
• How space requirements build over time for local start-ups and SMEs as their operations at the IC might
grow
• The survival/retention rate of firms within the facility over an initial ten-year period from the
mobilisation/launch stage.
The scenario suggests that the potential scale of demand for net lettable space at the proposed
Workington Innovation Centre could be in the order of 16,000 sq ft within ten years. However, given the
inherent uncertainty associated with a development of this type in West Cumbria, the scenario figures will
need to be interpreted carefully.

Year

1

2

Source of occupier demand

Yr 1

Yr 2

Yr 8

Yr 9

Yr 10

300

350

350

375

375

375

375

375

375

Local SMEs

700

735

809

889

978

1,076

1,184

1,302

1,432

1,576

Anchor tenants
Co-working space
Total Yr 1

-

-

-

-

-

-

-

-

-

500
1,035

1,159

1,239

1,353

1,451

1,559

1,677

1,807

1,951

Local start-ups

500

550

700

700

750

750

750

750

750

Local SMEs

700

770

847

932

1,025

1,127

1,240

1,364

1,501

-

-

-

-

-

-

-

-

-

1,320

1,547

1,632

1,775

1,877

1,990

2,114

2,251

Local start-ups

500

600

350

350

375

375

375

375

Local SMEs

700

770

847

932

1,025

1,127

1,240

1,364

1,500
500

1,500

1,500

1,500

1,500

1,500

1,500

1,500

3,200

2,870

2,697

2,782

2,900

3,002

3,115

3,239

Local start-ups

750

900

700

700

750

750

750

Local SMEs

350

385

424

466

512

564

620

1,500

1,500

1,500

1,500

1,500

1,500

1,500

2,785

2,624

2,666

2,762

2,814

2,870

Local start-ups

500

600

700

700

375

375

Local SMEs

350

385

424

466

512

564

Anchor tenants

1,500

1,500

1,500

1,500

1,500

1,500

Co-working space

1,000
2,485

2,624

2,666

2,387

2,439

1,450

Anchor tenants

500
1,700

Page 466

Anchor tenants
Co-working space
Total Yr 3

Anchor tenants
Co-working space

750

Total Yr 4

5

Indicative space requirement (sq ft)
Yr 5
Yr 6
Yr 7

250

Total Yr 2

4

Yr 4

Local start-ups

Co-working space

3

Yr 3

Total Yr 5

3,350

-

-

-

-

3,350

Year

Source of occupier demand

Yr 1

Yr 2

Yr 3

Yr 4

Local start-ups

Indicative space requirement (sq ft)
Yr 5
Yr 6
Yr 7
250
300

7

350

350

375

424

466

512

1,000
1,600

-

-

-

-

685

774

816

887

Local start-ups

250

300

350

350

Local SMEs

350

385

424

466

-

-

-

-

685

774

816

-

-

-

350

385

424

1,000
1,350

-

-

385

424

Local start-ups

250

300

Local SMEs

350

385

-

-

Anchor tenants
Co-working space
Total Yr 1

-

-

-

-

-

Anchor tenants

1,000
-

Total Yr 2

-

-

-

-

1,600

Local start-ups
Local SMEs
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9

Yr 10

385

Co-working space

8

Yr 9

350

Local SMEs
6

Yr 8

Anchor tenants
Co-working space
Total Yr 3

-

-

-

-

-

Anchor tenants

1,000

Co-working space
-

Total Yr 4

-

-

-

-

1,600

250

Local start-ups
10

685

Local SMEs

-

Anchor tenants

-

1,000

Co-working space
Total Yr 5

Cumulative total

-

-

-

-

-

-

-

-

-

1,250

1,450

2,735

5,679

9,006

11,817

12,716

13,910

14,906

15,812

16,811

Conclusions
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Conclusions (1)
The study findings reinforce the original rationale for developing a flagship
new IC in the centre of Workington…
• The IC could help to address local commercial property market failures, whereby viability gaps
prevent developers from bringing forward Grade A space – this limits Workington’s ability to
attract and retain high quality innovative firms
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• It could support efforts to address structural weaknesses within the Workington economy boosting levels of entrepreneurship and innovation, which are relatively low
• It could make it easier for Workington to attract and retain higher skilled workers, thus helping to
tackle the town’s stubborn skills deficit
• It could bring higher-value uses and higher quality investment into the town centre, helping to
raise productivity and the sustainability/resilience of employment opportunities for local
Workington residents – supporting the government’s levelling-up agenda
• It could form part of a broader strategic agenda at the level of West Cumbria to support the
transition to a more innovation-intensive and technology-rich economy.

Conclusions (2)
… and reveal that the local impact of COVID-19 has been significant
• There is a need to re-energise Workington Town Centre and accelerate its post-pandemic recovery
by attracting increased footfall and expenditure
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• There is also an opportunity to grow the town’s visitor economy and attract more tourism related
expenditure linked to the Lake District National Park – this could generate demand for space in the
IC as entrepreneurs/knowledge workers seek a high quality of life offer
• There is likely to be increased demand for flexible ‘third spaces’ as a result of behavioural shifts
observed during the pandemic
• The IC presents an exciting and timely opportunity to bring a completely new offer to the town
centre, but it is not without risk…

Conclusions (3)
Flexibility and adaptability must be designed-in from the outset
• There is considerable uncertainty about business models and how these might evolve post Covid-19
• We think tenants will want flexibility (short-term deals) and more wellbeing spaces or communal
areas that support ‘informal innovation/collaboration collisions’
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• The IC will need to target and accommodate different segments of the market (new start-ups, early
stage SMEs, co-working space for individual workers and more mature anchor tenants/firms within
the Sellafield supply chain)
• The facility will need to adapt quickly and cost-effectively to changing patterns of demand over
time, so design the IC building with flexibility in mind.

Conclusions (4)
However, despite support from stakeholders, the evidence on existing unmet
demand is extremely limited
• Only three companies from our survey indicated they would be interested in taking space
• Local agents expressed some skepticism regarding demand for a large-scale IC
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• Securing one or two anchor tenants for the scheme on a slightly longer-term basis would be
attractive and key to de-risking the project
• Discussions with Sellafield revealed strong support for the proposed development and this could be a
significant source of demand in the future, but they do not have any additional space requirements
currently.

Even if an anchor tenant is found, the IC management team will need to work
very hard to generate demand over time to make the scheme sustainable
• Invest in specialist operators and develop an effective marketing strategy

• Create a compelling/distinctive offer that complements provision at Lillyhall, the Bus Station in
Whitehaven, Westlakes Science Park and the Cleator Moor Innovation Quarter

Conclusions (5)
More generally, a highly specialised and high quality offer is needed if the IC is
going to succeed over the long-term
• High quality design, flexible layout, good facilities management, innovation and entrepreneurship
support as well as networking, marketing and cluster development activity will be required
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• The IC will be a new product for the town (complementing wider regeneration investments) and in
that context, it is an untested concept
• A very strong management/leadership team will be needed to cultivate demand and push up
rental levels in order to make the IC financially sustainable
• The opportunity to create something special and highly distinctive at Central Way is very exciting
• Partners need to take some risks in order to change Workington’s economic trajectory.

Conclusions (6)
A key challenge for the study team is to advise on an appropriate scale and
mix of development
• Although the evidence on demand is patchy, it is important that the scheme is sufficiently ambitious
and that the opportunity is not diluted
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• A small development with a limited amount of net lettable space (<10k sq ft) will not generate
sufficient rental income needed to cover the costs of the support provision
• However, an overly ambitious scheme (>20k sq ft) is likely to struggle as it will take many years for
occupancy to build and the operational costs will be unsustainably high

• Most of the net lettable accommodation will be office space, but there would appear to be some
demand for dry labs/workshop provision too
• Our recommendation is for a high quality innovation centre to be developed. It should offer
between 10,000 sq ft and 15,000 sq ft of net lettable space. The physical environment should be
designed to support open innovation and collaborative working e.g. with plenty of communal
wellbeing spaces
• There should also be a tailored innovation support and entrepreneurship programme delivered by a
specialist management and leadership team.

Research, analysis and advice
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Contact
For more information:
Luke Delahunty
Director
SQW
t. 07764364089
e. ldelahunty@sqw.co.uk

www.sqw.co.uk
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10.0 Structures
The following structural assumptions have been used for the design and
informed the costing of the scheme:

Substructure

Upper floors

•

Supply and installation of piles - assumed contiguous piles of
450mm dia; 10m length; include extra for pile casings or linings,
disposal of excavated material arising from piles, breaking through
obstructions, cutting tops off piles, integrity tests etc

•

•

For column foundations, allow for 3-pile foundation. Reinforced
concrete pile caps of 1950 x 2100 x 750mm; include for
reinforcement, formwork etc. Note no ground investigation has
been undertaken at this stage to support this assumption.

Roof

•

Raft foundation; assume 400mm thick raft foundation to core area

•

Ground floor construction; 175mm thick RC ground bearing slab;
includes reinforcement, formwork, designed joints, surface finish,
waterproofing and sundries.

Composite decking system to mezzanine floor, first, second and
third floors; suspended floor slab; comflor; 130mm thickness;
3m span typically.; include for fixings, formwork, any required
reinforcement, joints; structural screeds and sundry items.

•

Roof structure; flat roof; composite decking system; suspended
roof slab; comflor; 150mm thickness to allow for loading of soil;
3m span typically; include for fixings, formwork, any required
reinforcement, joints; structural screeds and sundry items.

•

Roof covering; green roof system; assume 300mm soil build-up to
entire roof system
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Superstructure
•

Frame - Structural steel frame including fittings and fixings, with
columns and beams, fabrication, trial erection, permanent erection
on site and fire protection to steel frame.

•

RC core provides lateral stability. Core to be supported on 400m
deep raft foundations and to be 200m thick. Allow for 175mm thick
RC ground bearing slab at ground floor level. Allow for thickening
around perimeter.

•

Columns – Typical column to be 254x254x73.

•

Beams - Typical beams to be Westok formed of 2no. 838x292x226
UBs. To form a 1085mm deep beam. Secondary beams =
457x152x52.

•

Vertical bracing - allow for Ancon 500 stainless steel, 36mm thread
size.
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11.0 MEP Appraisal
1

Introduction

This Technical Note provides an initial MEP (mechanical, electrical and
plumbing) appraisal and commentary based on the architectural plans,
elevations & sections by Buttress Architects for the Innovation Centre in
Workington.
The commentary provided is a high-level appraisal of considerations
to be taken into account during the early development of the design
and a critique of the current architectural layouts and may need to be
reviewed as the designs progress through the RIBA stages. This note
has been used to inform the development of the designs contained
within the RIBA2 submission.

2

Net Zero / Low Carbon Design

It has been indicated that the scheme is potentially targeting net zero
carbon or otherwise at least a low carbon design solution.

2.1

2.2

Be Lean

The starting point for low carbon design is to reduce the energy
consumption via a fabric first approach. This means the scheme
should be targeting excellent fabric performance to reduce the HVAC
operational energy consumption. This enhanced fabric performance
needs to be factored into the cost plan. As a guide the latest guidance
on fabric performance for zero/low energy commercial offices indicates
the following:
U-Values

W/m2.K

External Wall

0.12 – 0.15

Ground Slabs

0.1 – 0.12

Roofs

0.1 – 0.12

Windows (area weighted average)

1.0 (triple glazing)

Be Mean

Having maximised the passive design measures as described above, the
next consideration is to maximise the efficiency of systems.
Typically, this would be high efficiency thermal plant, low specific fan
powers for ventilation systems, demand control of ventilation systems,
efficient domestic hot water generation and high efficiency LED lighting
& lighting controls.
It is worth noting that the low specific fan powers (SFP) will be critical to
the performance of a mechanically ventilated building and to achieve
low SFP’s there is a penalty in terms of larger ductwork which in turn
means increased riser provision and horizontal services distribution
depths.

2.3

Be Green

Having considered how to reduce energy consumption through a fabric
first approach the next consideration would be to consider the MEP
servicing strategies and the potential green technologies that could be
used on the project.
Whilst a full options appraisal has not been done for the scheme, the
following technologies would be considered viable based on a first pass
at the scheme.
Technology

Suitability

Solar
Thermal Hot
Water

These should be considered to pre-heat the domestic hot
water. A secondary heat source would still be required to
bring the water up to temperature. Offices tend not to
have high hot water consumption so would be borderline
cost effective. Requires roof space with no overshading

Photovoltaics

PV panels have become commonplace and are especially
viable where generated power can be used directly on
site. The use of PV on this project should be taken as a
given. Maximise unshaded roof areas for PV installations.

Air Source
Heat Pumps
(ASHP)

ASHP’s can be used to provide both heating (either
space heating or domestic hot water [DHW] preheat)
to a building during colder months, and cooling during
summer months, and in the case of heated buildings
could provide heat recovery from cooling system
into the DHW pre-heat. The low circuit temperatures
produced mean larger emitters are required but they
are an important technology to consider. External
plant space is required – most likely at roof level.

Ground
Source
Heat Pumps
(GSHP)

GSHP’s work in a similar way to ASHP except the heat
exchange is with the ground rather than ambient air.
GSHP can be via vertical boreholes or ground loops.
It appears there is land available around the building
to facilitate GSHP. A geotechnical report would need
to be carried out to confirm suitability of ground
conditions – coastal locations often have high sand
content which is not always suitable for GSHP. GSHP
plant would be best located internally, at ground floor.

1.2 (double glazing)
A cautionary note on Net Zero Carbon
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Within the industry and the wider public the term Net Zero Carbon is
being interpreted in many different ways. In its truest sense a Net Zero
Carbon building will account for the full life cycle of the building. This
will include the operational carbon, the embodied carbon, off-setting
and metering & monitoring.
As yet there is no formal certification for a Net Zero Carbon building
in the UK. However, the UK Green Buildings Council are due to
implement certification at some point in 2022. It is understood that the
certification will include operational carbon, the embodied carbon, offsetting and metering & monitoring. Given that the building would not
be constructed by the time the formal certification methodology and
certification is released then the client needs to be aware of this, if they
wish to have a certified net zero building.
At this point the embodied carbon of MEP services is still in its infancy
and few manufacturers or products have embodied carbon certification.
MEP services are currently often not included in embodied carbon
calculations for this reason.
Building structure and fabric is relatively easy to calculate in terms of
embodied carbon as the calculation is usually applying a carbon factor
to a tonnage of steel, concrete, etc. Software products such as OneClick LCC can assist with this.

External Doors

1.2

Criteria

Value

Air Tightness

<1.0 (m3/m2.h @ 50Pa)

Glazing G-Value

0.4 – 0.3

Whilst the above are not mandated they should be used as a guide for
a high performing zero/low carbon building. One may be able to relax
some performance criteria but this would need to be assessed, typically
during RIBA Stage 2.
In addition to the fabric properties the amount of glazing and
orientation needs to be considered also. The amount of glazing is
always a balance between natural daylight to the space and potential
for overheating through solar gains. External shading in the form of
brise soleil can facilitate large proportions of glazing but this adds
cost. The southern facing façade is the most exposed to solar gains
and hence large amounts of glazing on this façade should be avoided
without some form of passive shading, typically brise soleil. The current
architectural render of the southern facing façade has been amended
from previous iterations to reduce the amount of glazing, which would
be conducive to low carbon design and will lead to high cooling loads.
Studies have indicated that 40% glazing to wall ratios are a good guide
for net zero carbon commercial offices.

There are many other low carbon technologies which could be assessed
but experience suggests that the above would be the front runners for
this scheme.

MEP Services have a high degree of influence on the operational carbon
which in turn is influenced by the passive design solution that can be
implemented. Passive design solutions and LZC technologies are
discussed in the next section of this technical note.
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3

Utilities

4

Servicing Strategies

Most newly constructed buildings and particularly offices are moving
away from fossil fuels. The modern convention is to use heat pumps
for heating and cooling which derives the fuel source from electricity.
This results in a higher maximum electrical demand for the building
which will need to be assessed and reviewed against local electrical
infrastructure to determine if any reinforcements are required to the
grid.

The following commentary is Mott MacDonald’s thoughts on the likely
MEP servicing strategies for the building based on the early layouts and
experience of the current commercial office designs.

Mains cold water would likely feed a storage tank to attenuate peak
demands on the incoming feed and provide resilience. It would need to
be confirmed that adequate capacity in the utility infrastructure exists.

The temperature set points of the spaces can have a very big influence
on the energy consumption. For a Net Zero Carbon building one can
no longer base design on tight temperature bands of say 22˚C ± 2˚C
which has been traditional. For Net Zero a temperature band of 20-26˚C
would be more appropriate to reduce energy, particularly cooling.

4.1

Mechanical Services

Temperature Set Points

It should be noted that if the Office is to be designed to British Council
of Offices (BCO) standards that the space temperatures in the BCO do
not align with what would be recommended for Net Zero Carbon.
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Ventilation
Primary ventilation will be provided by 1-2No supply and extract air
handling units (AHUs). The AHU’s will include filtration, heat recovery
and heating and cooling coils to treat primary air. The AHU systems will
be variable air volume (VAV) systems using local VAV units to regulate air
flow based on CO2 monitoring to achieve energy and carbon savings.
The ventilation rate will be based on 10 l/s/person as a minimum,
although additional air may be considered as a response to the COVID
pandemic. Fresh air will be distributed to floors via vertical risers and
delivered to the spaces via 4-pipe fan coil units (FCUs).
Note: due to the proximity to the coast the AHU will need to be rated
for a marine environment.
Due to the depth of the floor plate and height of the floors Natural
Ventilation would not be feasible in our opinion. As a rule of thumb
6-8m depth from façade could be naturally ventilated as a maximum
(dependent on façade treatment and occupancy pattern and density,
amongst other factors). In some instances, the depth is 12m on
the building. It may be possible to treat the perimeter as naturally
ventilated and mechanically ventilate the internal zones.

Note: ASHP Condenser coils may need blygold coating (or alternative) as
the site is considered a marine environment due to proximity to the coast.

The external lighting to the building perimeter, public realm spaces and
car park would also need to be considered.

Domestic Water Services

Communications

Mains cold water will feed a water storage tank to provide 8-12 hours
of storage to allow the building to operate in the event of a break in
supply and attenuate the peak demands. The water tank room is best
at ground level due to the weight of the tank, although it could be
located elsewhere but the slab will need to be strengthened to take
the loads of the water tank. From the tank domestic cold water will be
distributed via booster set to appliances and outlets as required.

There will need to be a main hub room which would typically be located
at ground floor or mezz level. From the hub room a fibre connection
would feed local data cabinets at floor level typically within electrical
risers. From the data cabinets cables would feed serviceable points
with a maximum distance between cabinet and outlet of 90m. The
distribution to desks would be similar to that of power; raised access
floor and service poles, or integrated into cable containment in the
furniture.

Hot water will be generated via heat pump generators to provide a low
energy source of generation. Hot water storage will be provided to
attenuate peak demand. Hot water generation is best located near the
cold-water booster set.

Buttress | 9105 | Central Way Workington | RIBA Stage 2 Report | February 2022

Fire Alarm

Note: local electric instantaneous water heaters could also be a viable
option given the likely hot water consumption. These reduce the
amount of standing losses and distribution losses and can be looked
on favourably by the Part L BRUKL assessment etc…

A main fire alarm panel will be required at ground floor. The category of
system will need to be determined by a fire engineer in line with BS5839
and will be dependent on travel distances, any hazardous equipment
and client insurance policy among other things.

4.2

Fire alarm interfaces will be required to Mechanical Control Panels,
access control systems, lifts and smoke control systems.

Electrical Services

Electrical Power
The incoming HV supply will enter a Transformer at ground floor
(accessible from external), The transformer will feed the main LV
switchboard from which LV power will be distributed to local floor
distribution boards for small power and lighting. DB’s will be split load
metered to determine small power and lighting loads.
The Photovoltaics panel will feed directly onto the LV switchboard via
inverters. The requirement for back-up power (generator) would be a
client driven decision and would be commercially lead.
Power distribution to outlets needs to be considered, this generally
would be either raised access floors with floor outlets or high-level
distribution with power poles dropping to banks of desks. Meeting
rooms are often best served with floor boxes to avoid trailing cables.

Heating & Cooling
Heating and cooling will most likely be generated via centralised air source
heat pumps located on the roof or external to the building. Heat and
coolth will be distributed to terminals (AHU coils and FCU’s) via pumped
low temperature hot water heating (LTHW) and chilled water cooling (CHW)
distribution pipework. Distribution circuits will be variable volume with
pressure independent control valves on terminals to regulate flow and
maximise energy savings. An internal pump room near the ASHP’s will be
required for housing pumps, pressurisation units and chemical dosing.

The main hub room will need 24hr cooling provision.

Security & Access Control
An access control system would be expected to this type of building.
This would likely be on a zoned area access basis utilising key card or
key fob systems. Given that the ground floor appears to have a degree
of public access to the bar/café area it would be assumed that lifts
would have access control and potentially the incorporation of turnstiles
access to the main stairs to first floor. Back of house areas would have
restricted key card access to building operations team only.
It would be expected that the building would have CCTV coverage externally
(perimeter and car park) and within the building as agreed with client.
Internally it would be envisaged as a minimum that public areas at ground
floor and circulation spaces (lift lobbies) at other floors would be covered by
CCTV. The terraced areas may also warrant CCTV coverage if client desired.

Provision of electrical vehicle charging points may be a requirement
depending on local planning requirements, BREEAM targets and
overall client strategy. It is relatively common now that 10% of car
parking spaces have facility for EV charging.

Intruder detection would be provided throughout & to all external doors
and any openable windows on ground floor level.

Lighting

Requirement for lighting strike risk assessment to determine category.

Lightning Protection

High efficiency LED with automated controls and daylight sensing will
be provided. It would be expected that lighting control panels are
provided on each floor within electrical risers.
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5

MEP Commentary on Architectural Layouts

5.6

5.1

Electrical Transformer Room & LV Switchroom

Whilst not calculations have been performed, a useful rule of thumb for
riser provision in offices is between 3-5% of floor area. Based on a quick
analysis it would appear the provision is within this range. It should be
stressed however that if low / zero carbon is being targeted then the
necessary reduction in specific fan powers on ventilation systems would
have the impact of requiring more vertical riser’s area provision for the
larger distribution ductwork.

It would be assumed that an incoming electrical room complete with
transformer be located at ground floor level as the transformers are very
heavy and access is needed from external (24 hour access, as required
by the local district network operator). The LV switchroom would also
need to be located near the transformer room to reduce cable lengths
and sizes, keeping cost down.

5.7
5.2
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Thermal (heating & Cooling) Plant

Assuming the heating and cooling would be derived from Air Source
Heat Pumps then an external location would need to be provided for
these. This would typically be on the roof (to the north of any lift shaft
so not to overshadow PV) to avoid acoustic issues but could be located
in an external compound (car park for example) with louvred screening
to shield from view but provide free air flow.
The heating and cooling will be distributed via pumped circuits which
the pumps and associated equipment will need to be located in an
internal plantroom. The pump plantroom should be in close proximity
to the air source heat pumps to reduce pipe runs and hence material/
installation cost and operational costs

5.4

Ventilation Plant

Air handling plant would be located at roof level. The AHU’s can
be externally rated to avoid the costs of locating within dedicated
plantroom although that would lead to maintenance activities having
to be undertaken at roof level, potentially in poor conditions when the
weather is not favourable.

5.5

Toilet Core Stacking

Incoming Water & Domestic Water Plantroom

Mains cold water intake location would be required at ground floor.
The mains cold water would serve the building’s cold water storage
tank which will be heavy so consideration should be given to a ground
floor location so can be located on ground bearing slab, otherwise slab
strengthening would be required. Adjacent to the water tank a booster
set will be required. To reduce pipe lengths and hence costs having
the hot water generation (if centralised) near the cold-water tank and
booster is advantageous.

5.3

Riser Provision

Kitchen Ventilation

It is not indicated the level of kitchen being considered. This could
range from a cold sandwich bar through to a hot meal kitchen. If hot
meals are prepared, then a full kitchen ventilation system would likely be
required and routing to the roof for the kitchen extract (fire rated) needs
to be considered. This may increase riser provision to accommodate.

Toilet cores are well stacked which simplifies the foul drainage and
domestic hot and cold-water distribution.

5.8

5.11
Design for Manufacture & Assembly / Modern
Methods of Construction
Main services distribution routes should be arranged to facilitate offsite pre-fabrication and modular installation where feasible. This will
contribute to shorter installation programme duration, assist in reducing
the number of operatives required on the site, result in higher quality
finishes and will lead to health and safety benefits such as reduction of
the requirement for hot works.
On the Innovation Centre the MEP risers and distribution around core
would seem most feasible for pre-fabricated services modules in the
first instance, in addition to roof top plant rooms. MMC for the building
should be considered, including structure and façade, for similar
reasons.

Terrace Water/Drainage
5.12

It is assumed that the terraces will require some irrigation for plants
etc… and also drainage. Drainage will have to drop into the space
below and will need to be insulated to prevent condensation. The
surface drainage will need to run to a riser or down a column on the
façade.

5.9

Rainwater Harvesting

It is believed that rainwater harvesting is being considered to provide
recycled water for toilet flushing. Rainwater harvesting system will
require a storage tank with submersible pumps and filtration. This
would be best provided by a buried tank in the carpark or soft
landscaping external to the building due to the size and weight. The
tank size would be optimised as a function of building flushing demand
and roof collection area.

5.10

Photovoltaics (PV)

It would be expected the roof level would be maximised and optimised
for PV. Consideration of shading from lift overruns, access stairs and
mechanical plant should be considered. Mechanical plant (AHU’s and
Air Source Heat Pumps) should be located at the northerly side of the
building to prevent unwanted shading of PV array. Safe access for
maintenance is to be considered especially for PV panels at the extreme
perimeter (parapets in favour or other measures such as fall arrestors/
man safe systems).

Access & Maintenance

This type of building and installation is fairly standard, however there are
a few things to highlight from an A&M perspective.
The ground floor is a double height space so access to services at high
level (lighting, fan coil units, fire detection) should be considered. It
would be expected that maintenance to these services would be via
mobile access platform (MEWP). Floor selections should ensure they are
appropriate for loadings of such equipment.
Roof access for regular maintenance activities of PV (typically cleaning),
AHU’s (filter replacement, coil cleaning etc…) or ASHP (cleaning) is best
provided via a fixed access stair. This would provide safe access for a
person carrying tools and consumables.
Replacement of major roof plant (AHU’s & ASHP) would need to be via
crane. This could be facilitated from the adjacent car park, noting that
the preferred location of this plant would be to the North side of the
building so not to shade the extensive PV array. External vehicle routes
and ground bearing pressures will need to allow for craneage loading.

Prepared by:

G Dougherty

Approved by:

C. Sherratt

Façade integrated PV should be considered. This can be in the form
of glazing shading and overhangs on the southern façade for example.
This would obviously serve multiple purposes; provide shading to
reduce cooling loads and generate electricity. Another added benefit
is that it would give the building a very visual representation of its
green credentials. Historically façade integrated PV has always been
considered expensive, however, the costs are continually coming down
and more buildings are beginning to apply it as the financial paybacks
become respectable.
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1

1 Introduction
1.1

Introducing the Business Case

Allerdale Borough Council in conjunction with Workington AFC (Reds) and Workington Town
RLFC are seeking investment to develop a Sports Village in Allerdale and deliver improved
community facilities. The Sports Village will provide a sporting hub, tackling inactivity and
obesity, as well as protecting the future of the two sporting clubs within the region.
The Council is seeking £5.4 million of capital funding from the UK Government as part of
Workington’s Town Deal to fund the next stage of development of the project and design
development over two years (2022 / 23 and 2023 / 24), and thereafter progress the project to its
delivery. This will include progressing the scheme from the RIBA Stage 1 / 2 option developed
for the clubs by Manning Elliott (an architect), securing required statutory consents and
undertaking procurement of a contractor.
The proposed scheme has been in development since 2018. For scheme development to
continue, this business case has been written to set out the case for investment, assess the
benefits it will create, and identify how to bring these to fruition. This document updates, and
supersedes, the strategic outline business case for the project completed on behalf of Allerdale
Borough Council in 2018.
The preferred option set out in this business case is the first stage in a longer-term proposed
programme, which will include further investment in additional capacity, community facilities and
wider mixed-use redevelopment at the site, subject to additional funding being secured through
public and private sources.

1.2

Description of the Sports Village Project

The Sports Village project aims to build on existing and proposed sports and leisure facilities
close to Workington Town Centre. It is expected to create a high-quality inclusive and
accessible venue for both community and clubs that will be sustainable in the long term.
At the heart of the development is the proposed redevelopment of the existing football ground at
Borough Park to create a new shared stadium for Workington AFC (Reds) and Workington
Town RLFC (collectively, the stadium partners). This would replace the outdated and
deteriorating facilities at both Borough Park and the nearby rugby ground at Derwent Park which
do not meet modern standards and are costly to maintain for the clubs.
The provision of the Sports Village will support the aspirations of the town’s two premier sporting
clubs and providing a sound foundation for the clubs to meet their aspirations to progress up the
football pyramid for Workington AFC (Reds) and provide a Super League presence in West
Cumbria if Workington Town RLFC were to be promoted. The updated facility will provide the
clubs with an opportunity to explore a wider range of commercial opportunities.
It is recognised that wider demand for high quality playing pitches in Workington will not be met
solely through the core stadium pitch alone, so it is proposed that the stadium partners provide
further investment in a community pitch on the Lonsdale Park site. This being located close to
the modern Workington Leisure Centre, as well as the well-established cricket and bowls clubs.
The combination of new and existing sporting provision will provide a hub for sporting
excellence they will serve both Allerdale and West Cumbria.
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1.3

2

What is the Town Investment Delivering?

Workington is the principal civic, commercial civic, commercial, retail and leisure centre in West
Cumbria and Workington RLFC (Town) and Workington AFC (Reds) are the areas most
prominent sports clubs with a rich heritage and integral to the cultural fabric of the town. The
clubs are disadvantaged by the poor quality of their existing facilities and have been significantly
impacted by the restrictions imposed on sporting activities resulting from COVID-19.
The proposed Sports Village and the redevelopment of the Borough Park / Lonsdale Park site
provides an opportunity for the clubs to work collaboratively in new modern facilities to facilitate
participation in sport at all levels and abilities in the town and wider area and expand on the
clubs existing community outreach programmes and contribute to improving the health of the
community. Future success for the sporting clubs, particularly if Workington RLFC (Town)
achieve their aspirations of providing a Super League presence in West Cumbria will increase
the profile of the town at a regional and national level and is an opportunity to attract new
visitors to the town.
The first phase of the Sports Village redevelopment would be to the existing but dated Borough
Park which is located at the gateway to the town and the redevelopment of this site bought
forward by matched funding will contribute to an enhanced sense of place and civic pride. The
Sports Village is seen as an important next step in the wider redevelopment of the Lower
Derwent Valley and will build on existing investment undertaken by the Allerdale Borough
Council and via Allerdale Investment Partnership in the form of Workington Leisure Centre and
a new hotel development. The Council has acquired land adjacent to Borough Park to facilitate
this wider regeneration.
The proposed development, in conjunction with schemes set out in the Town Investment Plan,
will meet the aspiration of the Allerdale Local Plan to improve access and connections,
especially pedestrian and cycling, within the Lower Derwent Valley itself and to the town centre
and provide access to formal and informal recreational use in an attractive riverside location
adding to the quality of offer of the town. The increased activity the Sports Village will stimulate
in the Lower Derwent Valley, combined with enhanced routes to the town centre, will generate
additional linked trips and increased activity in the town centre helping to support retail and
other leisure uses.

1.4

Borough Park / Lonsdale Park Site

A site assessment was completed based on agreed criteria and weighting, identifying Borough
Park and the adjacent land at Lonsdale Park as the preferred site for the development of a new
shared stadium for Workington.
The preferred site scored highly in relation to the regeneration value, particularly in relation to
the potential for the development to contribute to the wider regeneration of this part of the Lower
Derwent Valley. The proximity of the site to Workington town centre was also considered to be a
particular benefit both in term of the attractiveness of the site to potential users and the potential
to support existing town centre uses.
Vehicular access to the site is relatively straightforward, in comparison to Derwent Park, for
example, where the existing access is highly constrained, and the site is easily accessible via
public transport.
Figure 1.1 shows the proposed location for the Sports Village, as the preferred option located
on land at Borough Park / Lonsdale Park. The site is conveniently located for connectivity with
existing transport facilities such as Workington Railway Station.
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Figure 1.1: Proposed Location for the Sports Village in Aerial Masterplan

Source: Workington Town Investment Plan, 2021

Figure 1.2 shows another view of the proposed location for the Sports village, as the preferred
option located on land at Borough Park (7) / Lonsdale Park (8).
More detail on the options selection process to agree the preferred option is set out in section 3.
Figure 1.2: Proposed Location for Town Centre Development Sites

Source: Workington Town Investment Plan, 2021
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The Business Case Process

The UK Government’s ‘Green Book’ provides guidance and a framework to make the case for
funding, taking investment proposals through option development and assessment as they
move through three stages of business cases to hone the best scheme or intervention that will
deliver local and Government policy objectives and deliver social value.
Each business case consists of five ‘cases’ – Strategic, Economic, Commercial, Financial and
Management. This framework has been used to develop this business case.

1.6

Document Structure

The sections of this business case, their purpose and summary content are as follows:
● Section 2 & 3 begins with the Strategic Case; it sets out the justification for making the
intervention. The justification for the Sports Village project is based on the need to address
challenges and the benefits likely to result from the intervention in question. It also sets the
Case for Change, by setting out objectives and critical success factors, the current situation,
and the Sports Village’s scope.
● Section 4 is the Economic Case, which demonstrates the value for money of the
intervention. It documents the range of options that have been considered in response to the
need identified in the strategic case and provides evidence of the impact of these options to
the local Allerdale and West Cumbria economy.
● Section 5 is the scheme’s Financial Case. Its purpose is to demonstrate that the project is
financially viable and affordable. As the only funding being sought from the Town Deal in this
business is a single grant as capital investment, and all revenue funding will be provided by
the stadium partners, this case sets out the limited financial request outlined previously in the
Town Investment Plan.
● Section 6 summarises the Commercial Case, setting out the commercial viability of the
preferred option, setting out the procurement strategy being applied and the terms of the
contracts between relevant parties. As Allerdale Borough Council will not be responsible for
procurement of the delivery of the Sports Village project, this section covers the proposed
terms by which funding from the Council will be provided and sets out the responsibilities
among the partners for the delivery of this project.
● Section 7 concludes the business case with the Management Case, including how the
project and the asset being produced will be managed. As Allerdale Borough Council will not
be responsible for managing either the project nor the Sports Village, this case sets out how
the stadium partners propose to manage the delivery and operation of the Sports Village.

1.7

COVID-19 Consideration

As this scheme has been developed during the COVID-19 pandemic, Allerdale Borough Council
has sought to be cognisant of the impacts that this may have on the options and delivery
models under consideration in this Business Case.
At the time of writing (February 2022), most sports and leisure facilities, (including several
council facilities within Allerdale) have reopened albeit with some different protocols in place. It
might be expected that some social distancing measures that previously governed sport and
leisure may be reintroduced from time to time as the presence of the virus is increasing. Most of
the sanitising / cleaning regimes and the prevalence of contactless interactions are likely to
remain important factors for developments such as the Sports Village.
Outdoor activities are also less impacted by the public health concerns and risk of transmission.
Both stadium partners were required to implement social distancing measures, bought in to limit
the spread of coronavirus with a significant effect on revenues and fixtures. With the main
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income streams being match day revenue at Borough Park and Derwent Park respectively, the
value chain has been significantly affected. Several strategies were adopted to engage fans,
and limit disruption.
On balance, once a ‘new normal’ is established (anticipated within 2 – 3 years) it is anticipated
that activity levels and engagement in organised sport will return to previous levels, with the
residual impact of COVID-19 affecting how visitors engage with the Sports Village experience
rather than overall number long-term.
There are some additional risks created by the COVID-19 situation, including the commercial
environment for an appetite of sports and entertainment organisations who are prospective
partners for the development. These issues are proposed to be closely monitored by the Project
Board, and alternative strategies developed where necessary. Given the associated
development timeframe, it is expected that a ‘new normal’ will be established by the time the
facilities are operational in Workington.

1.8

SMART Objectives

The Allerdale Borough Council and the stadium partners have set out a list of SMART
objectives for the Sports Village project. These have been derived through a series of
workshops and based on the Town Investment Plan.
Figure 1.3: SMART Objectives – Sports Village Project
Objective

Metrics

Improved perception in Workington

% Through resident survey.

Increased tourists and visitation.

% Of tourists and visitors associated with
Workington venues and events.

Increased participation in sport.

% Of additional participation per annum.

Source: Towns Fund Project Confirmation, 2022

Based on the discussions with the Council, and the stadium partners we have adapted the
SMART Objectives and key aspects of the Sports Village project to produce the Sport’s Village
scheme aims outlined in Section 2.3.
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2 The Strategic Context
This section sets out the ‘strategic context’ for the Sports Village project. It identifies the current
structure, context and geography of the chosen site and the clubs, and sets out the key
priorities, strategies and plans for the Sports Village project and the local, regional, and national
government organisations it operates within.

2.1

Strategic Policy Context

A public investment in the Sports Village scheme requires Allerdale Borough Council and the
stadium partners to demonstrate that doing so helps to meet public objectives and is consistent
with wider public policy. Alignment with the UK’s national, regional, and local authorities’ policies
and strategies – strategic fit – is set out here.
2.1.1

Local Policy Alignment

The project aligns with the following local strategies:
● Allerdale Borough Council – Local Plan (Part 2) – Provides a strategic vision and
framework for future sustainable development within Allerdale and policies contained are
used to determine planning applications. By 2029, the Local Plan sets out the goal that
Workington has retained and enhanced its role as West Cumbria’s principal leisure and
cultural centre. Reference is made within the plan to the Lower Derwent Valley’s potential to
provide a complementary role to the town centre focusing on its sporting and cultural
heritage and building on existing leisure and retail uses.
● Allerdale Borough Council – Council Strategy (2020 to 2030) – Pulls together a strategy
that focus on priorities and objectives that will make Allerdale a place where communities
can thrive. Focus on the strategy is on giving people a reason to visit to visit the town
through events, cultural and sporting activities. Beyond this, create town plans that enable
towns to adapt to the changing nature of the high street.
● Allerdale Borough Council Leisure Strategy (2015 - 2019) – The strategy is intended to
provide direction for sport and leisure development in Allerdale through direct influence
within its own projects and leisure facilities but also through the Council’s work as an
enabler, to develop and enhance provision across all areas, supporting independent
enterprises, community groups and Town and Parish Councils.
● Workington Town Centre Supplementary Planning Document (2021) – Considers the
changing role and nature of the town centre, accelerated by the pandemic and to support the
adopted local plan. It highlights the need to introduce new uses in the town centre to ensure
that the retail, leisure, evening economy and cultural offer remains a critical mass at the core
of the town centre.
● Local Football Facility Plan (Allerdale) – Defines long-term ambition to transform the
landscape of grassroots football across England. It is understood through the plan that
investment is required with 3G football turf-pitches; improved grass pitches; changing room
pavilions / clubhouses; and small side facilities.
● Playing Pitch and Outdoor Sports Strategy (2021) – Provides a clear strategic framework
for the maintenance and improvement of existing playing pitches and accompanying
ancillary facilities up to 2030.
● Workington Town Investment Plan (2020) – Sets out a long-term strategy for change to
drive sustainable and inclusive long-term economic growth in the town up to 2030, including
recovery from the pandemic. This is an agreement in principle between Central Government,
Allerdale Borough Council and the Workington Town Board.
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There is a commitment across the Council to remove barriers and address participation in sport
through the provision of additional pitch and playing surface facilities. The strategy for
Workington suggests giving people a reason to visit the town through events, cultural and
sporting activities that would be held at the Sports Village.
How is the Sports Village aligned to Local Policy?
The Sports Village scheme aligns with several strategic goals in local policies.



It supports the Local Plan (Part 2) in helping the Lower Derwent Valley provide a
complementary role to the town centre.



The Sports Village aligns with the Physical Activity Strategy by providing a greater
number of activities than are currently available for residents to participate in, volunteer
at and coach. Improved facilities will help drive greater participation in existing
programmes and events.



The goals of both The Local Football Facility Plan and Playing Pitch and Outdoor
Sports Strategy are both closely aligned with the Sports Village - Workington has no
future spare capacity for pitches and has a shortfall for pitch types addressed through
the Sports Village and Moorclose facilities improvements.



The Town Investment and the Sports Village look to address a lack of diversity of
activities other than retail in the Town Centre. There is currently an inadequate leisure
offer despite there being a strong sporting culture, the quality of sports grounds
consistently being criticised.



It aligns with the ABC Council Strategy and Town Centre Supplementary Planning
Document by supporting local community development with several offerings – both in
sports participation and attending events. In the same way The Sports Village supports
the town centre by adding to reasons to visit day in day out as well as when events are
on.

2.1.2

Regional Policy Alignment

The project aligns with the following regional strategies:
● Cumbria Tourism Strategy (2020 – 2025) – Sets out high-level ambitions in line with
Economic strategies and plans of local authority partners; Visit England’s Strategic
Framework; and the Government’s Tourism Sector Deal.
● Cumbria Local Cycling and Walking Infrastructure Plan (2020) – Enables a long-term
approach to developing local cycling and walking networks.
● Cumbria Recovery Strategy (2020) – Plans developed to address the consequences of the
pandemic and support an inclusive, thriving, and strong Cumbria. The priorities include
seeking funding support for infrastructure that can unlock economic growth, and
employment.
● Cumbria’s Local Industrial Strategy (2019) – Provides a strategic framework for businessled partnerships between the private and public sector, with focus on increasing prosperity
and improving productivity. An objective exists to improve the cultural and leisure offer to
increase attractiveness of places captured in the plan.
● Cumbria Joint Health and Wellbeing Strategy (2019- 2029) – Sets out priorities to
improve the overall health and wellbeing of the people of Cumbria and reduce health
inequalities. The plans suggest a community centred approach around improving diet and
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tackling obesity; reducing social isolation; promoting physical activity; and reducing the
prevalence of smoking.
● Cumbria County Council Plan (2018 – 2022) – The Council plan has been established to
focus on ensuring people in Cumbria are healthy and safe; places in Cumbria are connected
and thriving; and the economy in Cumbria is growing and benefits everyone. The plan
supports leisure infrastructure being in place and communities having access to facilities.
There is a commitment across the region to invest in key community infrastructure and tackling
inequalities across the county. The Health and Wellbeing Strategy for the region prioritises
improving diet and tackling obesity; reducing social isolation; promoting physical activity; and
reducing the relevance of smoking which presents much of the case for investment in the Sports
Village and community facilities.

How is the Sports Village aligned to Regional Policy?
The Sports Village scheme aligns with several strategic goals in regional strategies.



Cumbria Tourism Strategy suggests using venues to promote Cumbria’s unrivalled
reputation for Culture, Heritage and Events. Events at the Sports Village, both sporting
music and other kind, can help contribute to this and enhance Cumbria’s reputation.



The Sports Village aligns with the cycling and walking plan by improving access and
connections from the development to the Town Centre.



The Sports Village will support both Cumbria’s Recovery Strategy and Local Industrial
Strategy as it will help unlock the growth and employment identified in the former while
improving the leisure and cultural offer identified as requiring improvement in the latter



Community at the Sports Village will help support the Cumbria Joint Health and
Wellbeing Strategy by promoting physical activity, reducing isolation, and encouraging
healthy habits. The same activities will support the Cumbria County Council Plan as
well as the Cumbrian economy.

2.1.3

National Policy Alignment

The project aligns with the following national strategies:
● Department for Culture, Media, and Sport (Sporting Future, 2015) – a new strategy for
an active nation – which sets out a broad strategy for encouraging more engagement in
sport across the country, as well as measures to enhance people’s experience of viewing
live sport by upgrading visitor facilities and ensuring accessibility.
● Sport England, Uniting the Movement (2021) – this sets out the change need to the sport
ecosystem so that people receive the opportunities they need now and in the future. More
than anything, it seeks to tackle the inequalities seen for a long time in sport and physical
activity. Providing opportunities to people and communities that have traditionally been left
behind and helping to remove the barriers to activity.
● Department for Levelling Up, Towns Fund Prospectus / Levelling Up White Paper – the
fund looks set to address growth constraints. The fund outlines that without a strong
economy, leisure facilities, which bring people together and contribute to the quality of life,
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having been closed in recent times. It is crucial to grow the economy of towns to bring back
these facilities and drive improvements in living standards.

2.2

The Sports Village in its Social, Economic and Environmental Context

The Sports Village site is in a deprived part of the Country. Allerdale Borough Council has a part
to play along with support from the clubs addressing socio-economic inequalities in West
Cumbria, and the Sports Village scheme can play a role in economic growth, tourism, promoting
footfall, sport sector and environmental improvement.
How is the Sports Village aligned to National Policy?
The Sports Village scheme aligns with several strategic goals in national strategies.



A Sports Village for Workington and community facilities provides a focus on sports
development, increases opportunities for communities of Allerdale to engage in sport
and physical activity. This supports the DCMS, and Sport England strategies outlined
above.



It will improve the visitor experience for live sport and contribute to the town’s economy
by attracting more people to more events that Borough Park and Derwent Park do in
their current state.



The subsequent contribution to restoring a sense of community in Workington; local
pride and belonging; and empowering the local community through sport is very much
in line with the detail of the Towns Fund prospectus / Levelling Up White Paper.

2.2.1

The Sports Village Socio-Economic Context

The Sports Village is proposed to sit in the heart of West Cumbria in a predominately rural
region of Workington, located between other coastal towns including Whitehaven and Maryport.
The town is the largest settlement in West Cumbria.
The town is the principal service centre of West Cumbria and Workington draws on a significant
rural hinterland population, with 129,000 people within 30-minutes by road. (ONS Sub-National
Population, 2018) The town’s employment base, reflecting its role as the primary retail, civic,
commercial and leisure hub for West Cumbria is concentrated in retail trade, public
administration, education, social work, activities, food and drink and health activities (collectively
accounting for over 40% of total employment). The town also plays an important role in key
strategic sectors of the West Cumbria economy, such as the nuclear and advanced
manufacturing sectors.
Workington features a distinctive and strongly felt local identity and sport has played a central
role in the town’s culture. The town has well-supported football and rugby league teams. Work
undertaken for the Town Investment Plan highlighted the importance the local community
placed on quality sporting and leisure facilities, and a perception these were underprovided in
Workington.
2.2.2

Summary of Deprivation in the area surrounding Sports Village

Overall, Allerdale’s ranking in the Indices of Multiple Deprivation is 115 out of 326 local
authorities. (EIMD, 2021) However, this figure masks significant differences at a more local level
with some considerable areas of deprivation. Average household income in Allerdale is below
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the county and national averages, and there are significant variations in average income levels
across wards which range from £14,288 to £43,640.
An estimated 13.8% of households have an annual income of less than £10,000. 13.9% of
children in Allerdale are living in poverty, but once again the figures across the district vary
considerably with two wards having levels of child poverty above 25%, the highest being 30.7%.
Qualification levels for the district are broadly in line with regional and national averages.
(Nomis) However, there are again distinct variations across the district, two wards having about
a third of the working age population with no qualifications.
2.2.3

Role of the Sports Village in addressing Health Challenges

Allerdale has a higher proportion of both men (44.8%) and women (52.1%) than the national
average who do not manage any physical activity per week. Only 31% of adults manage one
half an hour session per week and only 16.6% achieve the recommended 5 x 30 minutes each
week. (Allerdale Borough Council, Leisure Strategy – 2019)
Inactivity is identified as one of five key behaviours, along with smoking, an unhealthy diet,
excessive alcohol, and a lack of social interactions, that cause the five major disease including
cancer and heart disease that cause 75% of all deaths and disability. (Cumbria Joint Health and
Wellbeing Plan, 2019 – 2029) The Sports Village project will enable Allerdale to address not
only inactivity but also smoking, alcoholism and diet, while providing additional positive
interactions that can also continue to improve the health and wellbeing of residents. The Council
has committed to working with the stadium partners to make sure the population ages well, is
helped with physical activity interventions for people experiencing mental illness, and obesity
issues and behaviours are changed with smoking cessation programmes.
The Sports Village will be a focal point for health and wellbeing for the county, serving as hub to
enable the positive messages of healthy living to reach a greater proportion of the local
population, including groups typically less likely to undertake exercise, such as men over the
age of 40. (Workington Sports Village, Outline Business Case, 2018)
Increasing access to health and wellbeing facilities can deliver long-term benefits to Allerdale,
and meet the objectives set out in the Leisure Strategy to increase sustained participation and
reaching the guidelines of 5 x 30 minutes per week; ensuring that local events are maximised,
and legacy programmes are developed for large scale sporting events; and an increased range
of activities are on offer to all demographics and groups. (Allerdale Borough Council – Local
Plan, Part 2)
In encouraging healthier and more active lifestyles and discouraging smoking, excessive
alcoholism and poor diets, the Sports Village can increase the quality of life for residents,
reduce the number of health problems across the county and reduce the burden on the NHS.
2.2.4

Role of the Sports Village in addressing Tourism Challenges

The Sports Village, as home to Workington AFC (Reds) and Workington Town RLFC will be
used throughout the year to host c.70 home league games, in addition to cup games, friendly
matches and programming such as community festivals thinking in parallel to the Bournemouth
7’s (Mott MacDonald, Feasibility Study 2021) Each home game has the potential to attract up to
3,900 fans, including many away fans who will generally be visitors to the region.
These festivals and events often attract 5,000 – 10,000 visitors, additional to this visitor
numbers would also be expected to increase as the clubs become more successful in their
respective sports. With this it would bring with them additional spend in local hotels, restaurants,
and bars, which will deliver a quantifiable economic benefit outlined in Section 4.
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This type of programming is envisaged to be held outside of the League Season and attract
visitors to the area during the less busy times of the autumn and winter seasons (Cumbria
Tourism Strategy, 2020 – 2025) The community use element of the Sports Village that will be
operational throughout the year will also host leagues and tournaments during these months.
In addition to contributing to the extension of West Cumbria’s summer tourist season, the
proposed site for the Sports Village is located near transport infrastructure including regular bus
services and the Workington Railway Station (both within walking distance). The site has almost
direct access to the A596 one of the main arterial roads of Allerdale. (Cumbria Local Cycling
and Walking Infrastructure Plan, 2020)
2.2.5

Role of the Sports Village in addressing the Sporting Needs

Workington AFC (Reds) and Workington Town RLFC are key community and leisure assets for
the town. The clubs deliver economic, spending and reputation and brand benefits to the town.
For the two to succeed (including remaining economically buoyant and thus generating job
opportunities for its residents), who must continually improve what it has to offer – to attract and
retain people.
A centre of sporting excellence, a Sports Village as its catalyst and two professional sports
clubs embedded within the community on a sound financial footing adds significantly to that
offer and is a key part of Workington’s continued economic and social regeneration.
(Workington Town Investment Plan, 2020) The project will have both tangible and intangible
socio-economic impacts. There are several tangible benefits to the local economy derived from
having a new Sports Village in the town if the professional clubs are successful (which the
Sports Village should facilitate and support).
Without the Sports Village, both clubs will remain at their existing grounds and in turn lose
income without the ground sharing arrangement. Facilitating Workington AFC (Reds) and
Workington Town (RLFC) to survive and thrive will secure the future of the two clubs in
Workington and enable them to play an even greater role in attracting people to and retaining
them in Allerdale.
Currently the clubs, deliver a wide range of community participation and development
programmes in Workington which they fund themselves. In addition to securing the future of the
clubs in Workington, a new Sports Village and business model (through new and increased
revenues) will help to secure the continuation of these programmes and provide additional
facilities to enhance their delivery. (Playing Pitch and Outdoor Sports Strategy, 2021)
Remaining at Borough Park and Derwent Park in its current state would put these programmes
at jeopardy. There are current pitch shortfalls to deliver new community projects which would be
resolved with the Sports Village project. The Playing Pitch Strategy, 2021 determined that there
is current spare capacity on mini 7 v 7 and mini 5 v 5 pitch types with all remaining pitches
showing evidence of overplay. In Allerdale 26 pitches across 12 sites are overplay by a
combined total of 19 match equivalent sessions per week. There is clear demand from
community rugby league and rugby union clubs to access provision for contact elements of 3G
and community pitches for contact elements for training, if not for match play, particularly with
some areas of Allerdale which do not accommodate any 3G provision.
The stadium partners share the ambition of increasing women and girl’s participation in rugby
and football by 20% through the Sports Village project. This target is expected to be achieved
through a number of holiday camps, school visits, community engagement and programme
activities. These increases would have a positive impact on childhood and adult obesity.
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Role of the Sports Village in addressing Wider Regeneration and Growth

The Sports Village is designed to act as a catalyst for further regeneration and inward
investment in the Lower Derwent Valley region of Workington.
The Sports Village is seen as an important next step in the wider redevelopment of the area and
will build on existing investment undertaken by Allerdale Borough Council and via Allerdale
Investment Partnership in the form of Workington Leisure Centre and a new hotel development
adjacent to the Council’s offices.
The Council has acquired the land adjacent to Borough Park to facilitate this wider regeneration.
The development of the Sports Village will open opportunities for the future redevelopment of
the existing rugby ground at nearby Derwent Park, which could include development for
residential or commercial uses.
The proposed development, in conjunction with schemes set out in the Town Investment Plan,
will meet the aspirations of the Allerdale Local Plan and Town Centre Supplementary Planning
Document to improve access and connections, especially pedestrian and cycling, within the
Lower Derwent Valley and to the town centre and provide access to formal and informal
recreation use in an attractive riverside location adding to the quality of offer of the town.
(Allerdale Borough Council, Local Plan – Part 2)
The increased activity the Sports Village will stimulate in the Lower Derwent Valley, combined
with enhanced routes to the town centre, will generate additional linked trips and increased
activity in the town centre helping to support retail and other uses.
The (Workington Town Supplementary Planning Document, 2021) is a response to the
changing role and nature of the Workington Town Centre with fears over the closure of many
retail shops and the growth of online shopping. The pandemic has led to an acceleration of
trends in these consumer habits; with fewer people visiting town centres to shop, high streets
increasingly needing to compete on the experiences they offer.
A key component of maintaining the vitality of Workington Town Centre lies in the mix of uses
that complement each other and can, where appropriate, replace lost retail offer. The Sports
Village can contribute by driving footfall in the Town Centre.
The Local Government Association has acknowledged that leisure developments such as the
Sports Village can drive such footfall into town centres and can support the rejuvenation of other
co-dependent industries such as hospitality, retail, and public transport. (LGA, Culture Led
Regeneration, 2021)
2.2.7

Role of the Sports Village in the Environment

The Sports Village is expected to support the UK Government’s ambitions and commitments,
including Net Zero and other environmental targets. (UK Government, Build Back Greener,
2020)
The ambition over the long-term for the Sports Village is to be as close to carbon neutral as
possible, although this will be addressed at the design stage of the project. It is expected that
the stadium partners will develop an Environmental and Sustainability Strategy to address
climate change and environmental issues.
The buildings are proposed to comply with the requirements of Part L2A of the Building
Regulations. The development is proposed to include a range of suitable low and zero carbon
technologies. (Workington Sports Village, Outline Business Case, 2018)
A BREEAM ‘Excellent’ rating will be targeted, to be a leader amongst Sports Village projects
and Community Stadiums in the UK. To satisfy this rating further consideration will need to be
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placed on energy consumption and insulation stipulations. A Site Waste Management Plan, in
accordance with 2008 regulations, will require best practice and accountability of a contractor.
With regards to the operation of the Sports Village, energy usage is proposed to shut-off
dormant spaces when not in use and efficient equipment such as LED lighting is to be used.
Energy monitoring will be undertaken. Building services will include a full recycling collection.
Recycling resources will also be used, e.g., catering products.
Local sourcing will be prioritised by the stadium partners especially around catering and food to
come from marketplaces in the regional and encouraging active travel and public transport with
various incentives in place.

2.3

The Sports Village Scheme’s Aims

The Sports Village scheme is needed to deliver local, and regional strategies along with
achieving the aims of the stadium partners. It will also help deliver many of the UK
Government’s objectives and address the stadium partners issues and opportunities set out
above. The clubs want to grow and develop an engaging Sports Village facility for community
and professional usage, and in so doing achieve the following strategic aims:
● Contribute to Levelling Up in the UK: spreading prosperity and access to opportunities to
more deprived areas, communities, and people providing access to culture and sport,
employment opportunities, spreading the future economic success of the Sports Village and
clubs involved as addressing the region’s health challenges.
● Enhance the club’s commercial opportunities and economic resilience: through investing in
the Sports Village facilities, resources, and conditions for the clubs to create the conditions
for new and enhanced revenue through community facilities. This is expected to close the
gap on non-match days.
● Enhance West Cumbria’s tourism reputation: building on and diversifying the tourism and
destination offer by adding an additional facilities and programming.
● Address the health challenges and encouraging healthier and more active lifestyles and
discouraging smoking, excessive alcoholism, and poor diets. The community facility should
address inactivity which is a major cause of death and disability in the region.
● Stimulate town centre footfall and give people a reason to visit the Workington Town Centre
and Lower Derwent Valley with festivals, events, cultural activities, sport, and other
programming introduced at the Sports Village.
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3 Case for Change
Considering the strategic context set out in the previous section, the case for change identifies
the reasons to invest in the Sports Village and the drivers for change. The scheme, spending
and business needs and objectives for the Sports Village are identified, along with the benefits,
risks, constraints, and dependencies for the scheme. A scope for the scheme has been finalised
to take forward for further design and procurement.

3.1

Spending Objectives

Allerdale Borough Council and the stadium partners (for the purpose of this Business Case,
Workington AFC (Reds) and Workington RLFC (Town)) have worked with its advisors, and in
depth with stakeholders, to develop 10 key objectives under four themes, which address the
issues, strategic needs and vision for the Sports Village scheme set out in the preceding
section. These are:

Deliver sport and community intervention
1. To create a multi-purpose Sports Village that will provide high-quality inclusive and
accessible sporting facilities for both community and professional clubs.
2. Attract and retain workforce in Workington through the clubs and their supply chains.
3. Promote Workington as a place to live and help deliver inclusive growth.
4. Provide an improved cultural offer that is more attractive and visible and easier for
residents / visitors to access.

Inspire people to participate
5. Provide sporting facilities for Workington residents, including informal recreation and
organised sporting activity.
6. To raise awareness and increase visibility of health and wellbeing issues in the county,
serving as a hub to enable the positive message of healthy living to reach a greater
proportion of the local population.

Support wider regeneration
7. Promote adjacent investment in the Lower Derwent Valley area and the longer-term
redevelopment of the existing rugby ground, for commercial or residential uses.
8. Improving access and connections with the Workington town centre.
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Ensure excellent environmental sustainability and value for money
9. To ensure the Sports Village is an exemplar of environmental responsibility in both its
construction and operation.
10. Provide excellent value for money, opportunities for income generation and reduce ongoing maintenance and running costs.

Stakeholder Engagement has been key to decision-making in developing the objectives of the
Sports Village scheme through workshops and various surveys. As part of the scheme
development, a previous planning application was submitted, and community engagement held
at the Workington Leisure Centre. This took place on 4 December 2018 with approximately 140
people attending the consultation event. Feedback forms were available and 35 were returned
on the day and a further 11 responses were submitted via the Council’s website.
Several stages of consultation also took place through the Towns Fund programme. Residents,
business and visitors made initial suggestions for the Sports Village scheme through the My
Towns website run by the Government. In September 2020, a larger-scale public consultation
took place allowing interested parties to comment on the projects that were being suggested to
be forward for inclusion. Over 500 responses were received 75% strongly agreed with the
proposal and 12% agreed (87% of respondents supported the Sports Village proposal).
The queries and requests have been incorporated into this Business Case. They have been
endorsed by the Board of each of the stadium partners and have guided the critical objectives
for the new Sports Village scheme.
The above objectives meet the UK Government’s generic drivers for intervention and spend by:
● Effectiveness – Improving the quality of sporting facilities in Allerdale to meet UK
Government strategic and spending objectives such as Sporting Future and Towards an
Active Nation, driving health outcomes and relieving some of the pressure on the NHS.
● Efficiency – Providing the conditions for more community involvement in sport and the clubs
to improve the delivery of existing and new programmes such as Walking Rugby.
● Economy – Spending up front on high-quality and fit-for-purpose facilities to reduce long
term maintenance and risk recovery costs at Borough Park and Derwent Park and investing
in sport and leisure to promote commercial opportunities in the Lower Derwent Valley,
growth of the clubs, and protecting Town Centre footfall.
● Compliance – Meeting the Sports Grounds Safety Authority obligations of the clubs to
protect spectator safety, and helping to meet national, regional, and local government’s (and
the stadium partners) environmental and sustainability targets.
● Replacement – Replacing Borough Park and Derwent Park facilities with modern, a fit-forpurpose Sports Village solution, addressing the unacceptable infrastructure risk of the two
grounds.

3.2

Business Needs, Current and Future

The previous section (3.1) seeks to more broadly describe the opportunities that the Sports
Village seeks to harness. There is a significant gap between the existing arrangements for the
stadium partners (and wider resident needs) which the clubs and the Council seek to meet
through the Sports Village scheme. Understanding the issues and opportunities is key to
identifying the outcomes the clubs and Council seek to achieve – and which it believes the
Sports Village can deliver.
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Issues with current arrangements
● Given the age of the Borough Park and Derwent Park stadiums, ongoing maintenance is in
effect leading to a state of ‘managed decline’, with risk of deterring spectators and visitors
with the expectations of modern sports fans not met.
● There is a lack of public access and engagement. The current facilities are not inclusive or
accessible, with utilisation of Borough Park and Derwent Park restricted to professional and
club usage only.
● Both clubs are facing extreme difficulty running a sustainable operation given the cost of
maintenance and running the current facilities.
● The role of the clubs and sport is diminished by the hidden nature of its operations.

Opportunities for the future
● Investment in the Sports Village can help drive the regeneration and growth in the Lower
Derwent Valley region – leveraging the proximity to the Workington Town Centre and
transport accessibility. Investment can help deliver Levelling Up agenda by seeking ways to
spread economic and social benefits of the Sports Village, delivering greater leisure and
sport product for residents.
● Investment can also promote linkages to health and wellbeing programmes at the Sports
Village, the development will offer solutions to tackle obesity, inactivity, and other key issues.
● Investment in the Sports Village will help deliver on Environmental targets, particular through
a focus on environmental resilience and reduced energy usage.
● Investment can bring the public close to sport, inspiring them and generation of the future to
participate.
● Investment can also provide for future growth both clubs are expecting to climb their
respective league pyramids and will have space for growth in terms of modern facilities,
space and potential for additional capacity to satisfy the relevant sport governing bodies.
What outcomes are we seeking to achieve?
Improvements and changes are needed to achieve the stadium partners, Council’s and the
Government’s spending objectives and strategies, address the risks, and deliver the aims for
this scheme. Essentially the Sports Village will address the Business-as-Usual risks the clubs
are facing, and while doing so seize the opportunity to develop Sports Village facilities to align
with future opportunities and challenges.
Addressing risk by retaining Workington AFC (Reds) and Workington Town RLFC in the region
as they are at risk of moving out of town due to the current state of their facilities, providing a
future proofed stadium. Wider risks also exist of the clubs failing to capitalise on promotion into
higher leagues due to the existing arrangements.
Seizing opportunities by ensuring an inclusive and accessible and modernised Sports Village
facility in delivered, to help level up and provide additional community sport and leisure facilities
for Workington. Thereby meeting Council and Government targets for greater provision of
pitches. It will also deliver economic success for the area and focus on a sustainable business
model for the clubs involved.
As part of predicted outcomes derived as part of the Town Investment Plan confirmation the full
Sports Village scheme is expected to deliver a 10% increase in perceptions of the place by
residents / visitors; 25% increase in the number of visitors to arts, cultural and heritage events
and venues; and increased participation in sport.
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The Sports Village Main Benefits

The Sports Village is a key development in the context of West Cumbria, and is expected to
generate a variety of strategic, economic, social, and other benefits.
● The project will help build perceptions and involvement from the local community, particularly
with regards to the supporters of Workington AFC (Reds), Workington Town (RLFC) and the
wider communities (if the Sports Village is successful in actively engaging with residents).
This is anticipated to result in a 10% increase in perceptions by residents / visitors.
● Increased access and visitation (25%) to arts, cultural and heritage events and venues which
is a key priority of the Council and many of its partners. This is an important goal to
recognise the importance of these services to physical and mental health wellbeing.
● The Sports Village will enable local and regionally based professional (and potentially elite)
sports people too train in fit-for-purpose facilities on their doorstep, rather than having to
travel long distances to other facilities. It is expected to significantly increase participation in
sport over time.
● Provide a base to host more significant programming such as community events, festivals
and tournaments. Allerdale’s visitor economy is of regional and national significance and is
therefore a key strategic priority for the Council and partners such as the LEP. The project is
expected to assist in serving Allerdale’s visitor offer.
● The Sports Village will create several opportunities for local people and students to become
trained and skilled with specialist areas such as marketing and promotions, venue and event
management.
● With the Borough Park / Lonsdale Park site identified for the Sports Village, there are
expected future regeneration benefits which will result from the Sports Village being part of
the Derwent Valley masterplan. A new hotel, coffee shop and hotel has already built
significant confidence in the area.
Initial estimates of the possible economic benefits are provided in Section 4 of this report.

3.4

Case for Investment and Market Failure

The stadium partners can and should use its considerable fundraising powers and other grant /
private sector sources to contribute to the Sports Village project’s funding requirements.
However, it is unlikely the scheme – even one just meeting the ‘essential changes need for
success’ – could be funded without Government contributions.
Similar schemes in other locations such as York, and the Leigh Sports Village required up-front
investment by the public sector; the private sector did not show a propensity to take on the risks
associated with developing and operating this type of facility but were prepared to take on the
latter risk once the facility was built. This suggests strongly that public intervention is required to
progress the scheme to the next stage of development, and further harness private sector
involvement. Failure to intervene along the lines outlined in this business case would generate a
danger that these proposed benefits would be missed and a fundamental gap in the area’s
cultural infrastructure not filled, at least in the short term.
The rationale for why the public sector should make this investment is strengthened by the
presence of market failure in the sports sector with the clubs. This sector generates positive
externalities on the local Allerdale economy through town centre footfall, and most importantly
through the health context and participation in programmes conducted at the Sports Village.
These externalities are not always capturable by the clubs but are of benefit to the wider
economy. In the absence of public subsidy in a market where positive externalities are present,
a good or service (in this case sports and events) will generally be undersupplied.
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Early commitment to invest from Workington AFC (Reds) and Workington Town RLFC has
already indirectly addressed market failure to start planning on the Borough Park / Lonsdale
Park site. Both grounds have reached a point where they required significant maintenance and
are slowly decaying. The commitment is reinforced by Allerdale Borough Council to secure the
likely benefits to tackle market failure. This has heightened market confidence – towards
developing the Sports Village on the site.
It is largely accepted that the facility is needed to address health and wellbeing challenges.
Allerdale has a higher proportion of both men (44.8%) and women (52.1%) than the national
average who do not manage any physical activity per week. Only 31% of adults manage one
half hour session per week and only 16.6% achieve the recommended 5 x 30 minutes each
week according to Allerdale Borough Council Leisure Strategy developed in 2019.
Located in the Lower Derwent Valley, the Sports Village will act as a catalyst for further
development. The economic benefits enjoyed across Cumbria. If the Town Deal funding as a
minimum is not forthcoming, the scheme in its current form (or any other) is not expected to be
progressed by the private sector.

3.5

Why is Intervention Required Now?

Both Borough Park and Derwent Park respectively are not fit for modern use and the clubs are
conscious they will have to make major investments in the facilities or seek other solutions. This
is a catastrophic risk with the possibility that Workington could lose one or both clubs if a shared
venue is not achievable. An update would help support the sustainable future for both clubs and
allow for a refocus towards community programmes and development. Key risks which need
addressing with urgency and commitment are:
● The current Borough Park and Derwent Park facilities are not inclusive and accessible
sporting facilities for community usage.
● Limited capacity for growth in current facilities with strict league requirements if clubs are to
achieve promotion and move up the hierarchy.
● The stadiums are expensive to maintain and have extremely poor environmental and
sustainability standards.
Funding the proposed Sports Village scheme now represents a once-in-a-generation
opportunity to create a positive change, enable the clubs to meet respective league
requirements for growth and engage the wider community with health and wellbeing.

3.6
3.6.1

Constraints and Dependencies
Constraints

● Enabling development potential severely limited with the land receipts unlikely to be
substantial and flood risk of the chosen site.
● Funding availability from the stadium partners and the Council has limited the size, scale,
and ambition of the Sports Village development.
● Construction inflation is expected to continue for the next few years as the Sports Village is
delivered, leading to more value engineering.
3.6.2

Dependencies

● Both Workington AFC (Reds) and Workington Town RLFC are involved to create a shared
facility arrangement, if not this would have significant negative effect on both club’s futures
including lost income.
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● Both clubs have strong core fan bases, although do not often reach capacity, in part due to
the respective ground’s limited appeal to away supporters. Achieving growth is dependent on
reaching higher levels thereby attracting more to the Sports Village.
● The model is dependent on introducing secondary income for the stadium partners whether
that be through additional commercial offering or community usage. Currently the clubs offer
little community benefit outside of match days and can no longer support the further
developments of Workington’s two elite teams due to the ground’s limitations and grass
surface. In addition, lost income from not moving into a shared facility arrangement would
have significant negative effect on both clubs’ futures.
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4 Economic Case
The economic case demonstrates the value for money of the intervention. It documents a range
of options that have been considered in response to the need identified in Section 2 and Section
3 of this business case and provide evidence of the impact of these options on the local
economy. Options have been appraised in line with HMT Green Book guidance. All evidence
used is referenced and summarised in the annex.

4.1

Introduction

The economic case for the Sports Village project is built around the impacts on the economy of
Allerdale, as reflected in impacts on land value from the scheme, jobs and Gross Value Added
(GVA) created during the construction and operation of the Sports Village, as well as visitor
economy benefits. This section provides evidence of such potential impacts, discussing
alternative options considered and provides arguments in favour of the preferred option.

4.2

Approach to the Economic Case

The approach taken to the economic case is based on a combination of quantitative and
qualitative analysis designed to accurately reflect the emerging proposal for the Workington
Sports Village. The quantitative Value for Money (VfM) assessment focuses on capturing
several core benefits, linked directly to the project’s strategic case which describes the expected
outcomes and impacts of the project.
The quantitative value for money analysis covers two key outcomes, which are:
● Land value uplift effects arising from the more productive use of the site.
● Quantifiable participation benefits arising from the project’s role as a community facility.
In addition, there are several wider economic benefits. These are:
● Employment creation from construction and operation of Sports Village.
● Gross Valued Added increase to the economy arising from higher employment.
● Additional spending within the Workington economy because of the Sports Village.
● Additional economic activity associated with the including hospitality space.
The Sports Village is a joint project between the Council and the two sports clubs (Workington
AFC and Workington Town RLFC). The first phase of the project being funded by the Town
Deal and Council investment, with the clubs taking on the operation of the Sports Village once it
is up and running. Matched funding achieved by the stadium partners is committed to
developing additional community facilities on the Borough Park / Lonsdale Park site.
As the purpose of the Economic Case for the Towns Fund projects is to assess value for money
to the public sector, only the costs incurred by the Council are considered. Equally only the
benefits received by the wider community are set against these costs, and direct benefits
enjoyed by the clubs (e.g., in the form of commercial revenue) are excluded.
The Feasibility Study produced by Mott MacDonald included an initial assessment of a series of
longlisted development options to achieve the stadium partners and the Council’s aspirations for
the Sports Village project. Based on the analysis for the purpose of the Feasibility Study, the
following options were recommended for progression to the Business Case stage.
● Option 1 – Do Nothing option (Business as Usual)
● Option 2 – Do Something (DS) Option (including one addition community Pitch):
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● Option 3 – Do Maximum (DM) Option (including Commercial and Hospitality Facilities and
two additional community pitches)
This shortlist was subsequently revisited and ratified during the Business Case Process. Under
all development scenarios, it is the aspiration that the Borough Park / Lonsdale Park site
provides a shared site for the stadium partners.

4.3

Refining the Shortlist

As the options were explored further through the development of the Business Case, cost
assessment and further strategic and expert analysis from Mott MacDonald, the following
shortlisted options were removed from consideration.
● Option 3 – DM Option (Including Commercial and Hospitality Facilities).
Despite fitting with the strategic needs of the stadium partners and the Council, this option is
deemed unaffordable as the amount of funding which would need to be raised by the sports
clubs was considered to be unrealistic. However, the Council and its partners are continuing to
investigate additional funding opportunities (for example from the Football Foundation) which
could allow some of the additional elements associated with the DM Option, relative to the DS
Option, to proceed at a later date.
This programmatic approach, which is possible due to the modular nature of the stadium
design, is judged to be lower risk that progressing the DM Option as a single project, and
therefore this option was not shortlisted.
Considering these refinements, the shortlisted options detailed and evaluated in this section of
the Study are therefore:
● Option 1 – DN Option (Do Nothing / Business as Usual).
● Option 2 – DS Option (including one community pitch).
The development options are considered in turn below to establish the strategic context and
identified need / demand for the facilities in each case.
4.3.1

Option 1 – Do Nothing / Business as Usual

For this process, the ‘Do Nothing / Business as Usual’ option provides a baseline for measuring
improvement in the Value for Money. The current facilities at Borough Park and Derwent Park
are not sustainable as they are without improvement, this position is anticipated to worsen over
time as the venues become even less appealing and attracts further reduced usage.
Under the Business-as-Usual option, no investment will be made in extending or enhancing the
facilities, and they are assumed to broadly continue ‘as are’ until such time that they are no
longer able to operate. This is not considered to be a realistic option given the lack of
accessibility and community usage within the current facilities.
4.3.2

Option 2 – Do Something (including one community pitch)

The Council previously outlined plans to introduce a Sports Village in the Town Investment Plan
and reached an in-principal agreement with the stadium partners to facilitate the community and
club ambitions to develop facilities at Borough Park / Lonsdale Park to enable them to progress
through the league pyramids (subject of course to on-field performance).
Under this proposal the current Borough Park facility would be refurbishment, involving the
demolition of the main stand and construction of a new stand in its place. A synthetic pitch has
been included in the proposal and it is believed the proposal should foster a higher level of
participation at the Borough Park site with associated increase in usage / bookings of the all-
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weather pitch. The income generated outside of match days from the synthetic pitch would flow
back to the Sports Village Company and be expected to be reinvested into Sports Village
facilities. The scheme has been costed £6.50 million, excluding the community pitch to be
provided by the stadium partners. The in-principal agreement in place being that £5.4 million of
Town Deal Funding will be contributed along with £0.95 million.
Delivering the facilities proposed under Option 2 would have the potential to:
● Create a major sport and leisure facility for Workington and the wider West Cumbria region,
meeting an identified market gap (and addressing market failure).
● Deliver a high-profile regeneration project with scope to enhance Allerdale’s appeal as a
place to live, work and play.
● Enhance Allerdale’s reputation across the country and beyond as a centrepiece of plans to
support, enhance and promote a vibrant sport and leisure scene and support the Town
Centre beyond the pandemic.
● Have potential to create a return for the stadium partners through generating an annual
payment and significant fiscal benefits for Allerdale and beyond.
● Deliver improved football and rugby facilities for the clubs and public use.
● Drive a new focus on sport and leisure at the site, providing a new source of recreation for
the whole of Workington.
● Fund additional community facilities and benefit including sports, leisure and recreation
beyond Borough Park / Lonsdale Park.
● Fund and support enhanced maintenance of the Lower Derwent Valley.
This option does importantly safeguard some sports provision and there is scope for additional
investment in other facilities beyond the site to further improve the position.

4.4

Cost Benefit analysis

In order to assess the preferred options a Cost Benefit Analysis was undertaken on the two
remain options. As the do-nothing option generates no additional costs or benefits, it was
assumed to have a Benefit to Cost ratio of 1 and a Net Present Value of zero. All of the costs
and benefits presented below are therefore for the Do Something (DS) option.
4.4.1

Development costs

As outlined further in Figure 5.3 the costs for the DS options are based on
being
spent in 2022/23,
in 2023 / 24 and a further
in 2024 / 25. These costs
being current day in 2022. The Council will pick up no further costs and it will be the
responsibility of the stadium partners to pay for the operational costs as well as phased
development costs under the preferred option. As discussed above, the private costs and
revenues to the club are not part of this cost benefit analysis and therefore no operational or
renewal costs have been included in the economic appraisal.
Allerdale Borough Council’s contribution is funded through:
● £5.4 million as a grant from the Department of Levelling Up via the Towns Fund.
● £0.95 million from Council reserves.
In addition to the £6.5m required to fund the redevelopment of the Borough Park site itself the
development of the one community sports pitch will require £0.4m. This development will be
funded by the Sports Clubs themselves meaning no additional government money will be
required for this element of the project. As a result, this £0.4m is not included within the Cost
Benefit Analysis set out below.
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Monetised benefits

The first key benefit resulting from the proposed Sports Village is the impact it will have on the
area around the site. The development of the new facility will improve the area through
attracting new business to the area and through developing better facilities for residents. This
benefit can be proxied through the impact it will have on land values.
The Land Value Uplift calculation has been based on the Valuation Office Agency (VOA) land
value benchmarks1. These do not provide specific land values for sports stadiums and therefore
office space was the closest benchmark. Office valuation is the highest valuation provided and
this was chosen as a sports village is considered a high value project. The closest benchmark
town available was Carlisle at £865,000 per hectare in 2019. This was uplifted to 2021 prices
(assuming 5% growth per annum), giving a total value of £953,633 per hectare.
This was then applied to the Lonsdale site only. As the Borough Park site already houses a
stadium it was assumed that the redevelopment of this site would not generate any additional
LVU. Lonsdale Park is 2.39 hectares meaning that it generates a LVU of
In addition, the development of the Sports Village will free up the land at Derwent Park. It is
assumed that this would then be free for development for residential purposes, and that this
redevelopment could occur without public investment. The VOA provides a value for residential
land in Allerdale at
per hectare. Uplifted to 2021 prices this is
Derwent Park
is 3.3 hectares, meaning a total LVU of
This generated a total LVU across both sites of
As both sites are currently occupied by existing stadiums, the development of this land could
only go ahead if this scheme were to go ahead. Therefore, none of this LVU benefit would occur
without the scheme and additionality was set at 100%.
LVU Key assumptions are shown in Figure 4.5 below.
Figure 4.5: LVU Key Assumptions
Assumption

Borough Park

Derwent Park

Lonsdale Park

Source

Area (Hectares)

2.9

3.3

2.4

MM Calculation

Redevelopment
space (hectares)

0

3.3

2.4

MM Assumption

Office valuation
2019 (per
Hectare)

VOA

Office valuation
2021 (per
Hectare)

MM Calculation

1

Land value estimates for policy appraisal 2019: guidelines for use - GOV.UK (www.gov.uk)

2

Whilst an average football pitch only requires 0.9 hectares of space, it is estimated that the entire site would
need to be developed to fit the pitch and associated facilities.
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Residential
Valuation 2019
(per hectare)

VOA

Residential
Valuation 2021
(per hectare)

MM Calculation

Additionality

N/A

Land Value
Uplift

£0

100%

100%

MM Assumption
MM Calculation

Source: Mott MacDonald, Business Case Analysis

As set out in the Strategic Case, a key driver for the Sports Village is to improve community
engagement with sports and thereby improve health. This will be delivered through the provision
of the community pitch/s. Scheduling information was provided on the basis of two community
pitches (alongside the core stadium pitch) being available for community use3. On this basis it
was calculated that average weekly footfall would be around 2,1004 adults and children. It is
likely that some of this footfall will be repeat users and therefore this number was reduced by
25% to allow for this. On this basis it is assumed that around 1,600 users per week will make
use of the facility. It was further assumed that 20% of this footfall would be using the main field
within the stadium with the other 80% split across the two community fields. On the basis that
only one of these two community fields would be available, this footfall was reduced to 60%,
meaning an assumption of 960 users per week.
Guidance provided by the Department for Community, Media and Sport5 shows that the
economic benefit of engagement with sports was £1,127 per annum in 2015. This is due to
improved well-being and health. This was uplifted to 2020 prices using the GDP deflator, giving
a price of £1,291 per person. Based on the number of users this would suggest an annual
benefit of £1.2m per annum.
It is likely that many of the users of this facility will already be participating in programmes,
however the lack of good quality, all year round, facilities within the town means that the ability
to engage with sports within the town is limited. The provision of these facilities should
encourage additional engagement with sports meaning that some of this benefit will be directly
related to the sports village. We have therefore assumed that 25% of the users would not have
engaged with sports if the sports village had not gone ahead. This means that the net benefit of
sports participation is calculated at £0.3m per annum. Should a second community pitch go
ahead then this would increase the footfall back to 1,600 users per week and the benefit would
rise to £0.5m per annum. Sports participation key assumptions are shown in Figure 4.6.
Figure 4.6: Sports Participation Key Assumptions
Assumption

Value Chosen

Footfall per week

960

3

Though with limited access to the main field inside the stadium.

4

Actual estimated value was 2,079
Quantifying and valuing the wellbeing impacts of sport and culture.pdf (publishing.service.gov.uk)

5
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Repeat footfall

25%

Value of Sport – 2014

£1,127

GDP Deflator

14.5%

Value of Sport – 2020

£1,291

Additionality

25%

Source: Mott MacDonald, Business Case Analysis

4.6

Wider economic benefits of the Development

In addition, the Sports Village will generate additional economic activity both during the
construction and operational phases.
During the construction phase it is estimated that there will be around 23 FTE construction jobs
generated on the site per year across the two years the site is being developed. It is estimated
that 34%6 of these jobs will go to people living outside of Workington and a further 50% of these
jobs would have been created anyway. This means that a total of 8.6 direct FTE jobs will be
created per annum in Workington during the construction phase. Allowing for an additional 2.9
FTE jobs created in the supply chain, the construction of the stadium is estimated to generate
10.5 FTE jobs during the construction period. This will in turn generate Gross Value Added
(GVA) to the Workington economy of £0.1m over the construction period.
The operational phase will generate more long-term employment. It is estimated that the
operation of the site will require around 53 FTE staff. This will include both full time members of
staff running the facility and temporary/part time staff during matches. Again, assuming 34% of
these jobs will be taken by people outside of Workington and 50% would have occurred anyway
this gives a net direct job creation in Workington of 20 FTE jobs. Allowing for a further 5.7 FTE
jobs created within the supply chain, this means that the sports village will generate an
additional 25.7 FTE jobs within Workington over the longer term. In addition, this will generate
GVA of £1.2m per annum.
This is only the jobs associated with the operation of the Sports Village itself. It is likely that the
improved professional sports facilities will also attract additional visitors into the town, leading to
additional spend in the town’s restaurants, bars, and shops. Current average attendance at
Workington AFC is 557 and Workington RLFC is 1028.
Studies suggest that the new stadium could lead to an increase in attendance of up to 13%
(under the best-case scenario). This could lead to up to 205 additional visits to the town per
match. At around 20 matches per year, this could generate up to 4,117 additional visits to the
town.
Given that both teams play in regional leagues, it can be assumed that all these visitors will
make day trips only and will not incur overnight expenses. The average day trip visitor in the UK
spent £37.39 in 20187, equivalent to £40.47 in 2021. Therefore, this could potentially generate
around an additional £166,000 of spending in the local economy per annum. This could
generate around 4 - 5 additional jobs in the Workington economy.

6
7

This is based on travel to work analysis for the Allerdale Region.
TA 408 435.pdf (tourismalliance.com)
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In line with government guidance, the measures of employment and GVA have not been
included within the cost benefit analysis undertaken. This is because they are local impacts
rather than national impacts. Any benefits they generate for the local economy are likely to
simply displace activity in other local economies resulting in no net gain to the UK economy.

4.7

Value for Money Assessment

To assess the value for money of the above costs and benefits, a Cost Benefit Analysis (CBA)
model was created. This was based on a 30-year evaluation window and a discount rate of
3.5%. In addition, the Sports Village was assumed to have a useful life of 50 years meaning a
residual value was included. This was calculated using straight line depreciation meaning the
£6.50m investment was estimated to have a residual value of £2.6m in 2051. Benefits in the first
year of operations were also reduced to reflect the planned September start date.
Based on this the following results are illustrated in Figure 4.7 below.
Figure 4.7: Cost Benefits Analysis Model (£m)
Preferred Option
Present Value of Benefits (£k)

8.21

Present Value of Costs (£k)

5.30

Net Present Value (£k)

2.91

Benefit to cost ratio

1.5

Other benefits

10.5 FTE Jobs during construction and 25.7
during operations plus up to 5 in the wider
economy

Value for Money Category

Medium

Source: Mott MacDonald, Business Case Analysis

As can be seen, the BCR is 1.5. This generates an overall BCR value for money assessment of
medium. This shows that the benefit in terms of both the impact it will have on land value as well
as the impact it will have on public health outweighs the cost to the council. For every £1 that is
invested, society will gain a return of £1.50.
This result is considered to be robust to an increase in costs. When optimism bias of 24% was
included, the BCR dropped to 1.2, still generating medium value for money. A switching value
was found when the LVU benefit was also reduced by 10% and the additionality of the sports
benefit also reduced to only 17.5%. This generated a BCR of 1. This is considered to be an
unlikely worst case, suggesting that the project does present value for money.
It should be noted that this result is on the basis of only one additional community pitch being
developed. The longer-term Sports Village programme targets the development of two such
pitches, however external funding for the second pitch has not been confirmed, meaning that it
is not included in the core assessment of the BCR. Should a second pitch be developed then
this would increase the level of sports participation. As it is expected to be funded by nongovernment sources, it would not raise the costs. This would result in the BCR rising to 2.2 with
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a NPV of £5.3m. Funding is being sought for this second pitch at present as part of the longerterm Sports Village investment programme described in the DM Option above.
In addition, the programme of works assessed above does not represent the maximum that
could be achieved on site (the do-maximum option). Whilst this option was rejected due to
funding issues, the potential to develop this option remains in the longer term. Undertaking the
current works have the potential to leverage further investment by de-risking these elements of
the project. Should these investments be realised, the benefit of the sports village will be even
higher. The exact impact of this on the BCR and NPV will depend on the nature of the
investments and the associated timings and therefore it is not possible to provide a forecast of
the potential impact.
This means that the project has the potential to generate high value for money, though more
work will be needed to confirm this funding to guarantee this assessment.
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5 Financial Case
The purpose of the financial case is to demonstrate that a project is financially viable and
affordable. As the only funding being sought from the Towns Fund and Allerdale Borough
Council is a combined grant for capital investment, and all revenue funding will be provided by
the stadium partners, this case sets out the limited financial request from the public sector only.

5.1

Overview of the Financial Case

The financial implications of the Workington Sports Village project to Allerdale Borough Council
are limited. The total financial contribution being sought from the Council is a single, one-time
grant of £6.40 million (including £5.4 million of Town Deal funding). Any additional and
unforeseen capital costs are to be met by the stadium partners and associated bodies, all of
which are in the private sector.
This is expected to cover the initial capital outlay of the preferred option at this stage, with
further phased works to be progressed by the stadium partners. The Order of Cost Estimate
using the Royal Institution of Chartered Surveyors – New Measurement Rules. This is based on
the current day with inflation excluded beyond Q1 2022. The above figure includes a client
contingency of £400,000 which represents approximately 6.15% of the Sports Village project.
The contingency will cover overruns or delays to the project that incur additional cost.
To mitigate against the case of cost increasing it will be important for the stadium partners to
progress to appointment of a contractor as soon as possible. A two-stage tender has worked
elsewhere, not only for working up design, but carrying out a value engineering exercise as
required. This also has the advantage of fostering collaborative working as the contractor and
the Sports Village Company work together from an earlier stage.
The financial case sets out the first phase costs of the project and the mechanism by which
these costs will be met. Workington AFC (Reds) have access to £150,000 of funding through
the Football Stadium Improvement Fund that will be captured as part of this first phase.
The Football Association have demonstrated early commitment to the Sports Village by
allocated a Development Officer to Workington AFC (Reds) to provide support over an 18month period. They will provide specific club related support along with focusing on the
development of the Sports Village project.
All subsequent phases of proposed investment programme are expected to be solely met by the
stadium partners with support from the Allerdale Investment Partnership (a private developer) to
source various corporate and public sector grants.

5.2

Financial Resources and Budgets

Figure 5.1: Proposed capital funding package (Phased Approach)
Proposed Capital Funding Package
Capital expenditure

£6.50 million

Total

£6.50 million

Public sector

£6.35 million
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Town Deal Funding

£5.40 million

Football Stadium Improvement Fund

£0.15 million

Allerdale Borough Council

£1.00 million

Total

£6.55 million

Source: Mott MacDonald, Sports Village Cost Summary

No public funding is being sought towards the cost of running the Sports Village. To ensure that
it will operate without any public subsidy, Allerdale Borough Council is recommending the
stadium partners underwrite any operating losses for the first ten years of operation.
Underwriting in the case of the Sports Village project will see a payment from the clubs to the
Sports Village Company (the developer, refer section 6). This will ensure the Council is not
exposed to any operational subsidy and gaps between Sports Village revenue and expenditure
are de-risked.

5.3

Project Costs

The total cost for this phase of this project is £6.50 million. The stadium partners will be
responsible for covering any costs above this. The breakdown of the total project cost is shown
in Table 5.2 below.
Figure 5.2: Cost breakdown
Element

Cost, £

Demolition / Alteration
External Envelope
Bowl / Terracing
Main Roof
Vertical Circulation

Playing Surface
Accommodation
External works
East / North / South Stand – Standing only with no
accommodation

-

Sub-Total
Main Contractor’s on Costs
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Sub-Total
Design / Construction Contingency
Total Construction Costs
Professional Team Fees
Artificial Pitch – Procured Direct
Client Contingency – Fixed Allowance
Order of Costs – Current Day (Rounded)
Source: Mott MacDonald, Sports Village Cost Summary

This cost estimate excludes VAT.
The VAT treatment of the project will be dependent on its commercial structure and other
factors and has not been assessed by Allerdale Borough Council or its advisors in developing
this business case. Should there be any VAT liability, Allerdale Borough Council will expect that
this cost is met by the stadium partners and will not provide additional support (whether through
grant or other means) to meet this liability in whole or in part.

5.4
5.4.1

Budget Arrangements and Business Planning
Budget Arrangements

Public funding for this project is proposed to come from the Town Deal Fund (£5.4 million), and
a (£1.00 million) budget allocation from Allerdale Borough Council.
5.4.2

Delivery Timescales

The proposed construction period for the Sports Village project is 18 months, beginning in
September 2023 with the commencement of demolition works and Sports Village facilities
expected to be open to the public and for community use from November 2024.
Any subsequent or phased activity beyond the initial construction is not part of the funding
request. This means that much of the capital investment will be required prior to commencing in
September 2023, with an additional 30 – 40% expected to be required across the construction
to November 2024. All operating revenue will be provided by the stadium partners, meaning
none of the funding being sought from the Towns Fund or Allerdale Borough Council is to be
used to operate or maintain the Sports Village.
5.4.3

Funding Profile

The Town Deal and Allerdale Borough Council funding is to be allocated over a three-year
period. The anticipated split of funding across each financial year (including the Football
Stadium Improvement Fund contribution) is set out in Figure 5.3 below.
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Figure 5.3: Sports Village project Funding Profile
Funding Profile

2022 / 23

2023 / 24

2024/ 25

Source: Mott MacDonald, Sports Village Cost Summary

5.4.4

Match Funding by Partners

The match funding contribution to this project of £0.15 million can be secured by Workington
AFC (Reds).
Further match funding is being sought to enable the longer-term Sports Village investment
programme outlined in the DM Option in section 4 to proceed. This has not been secured at the
time of writing this business case.

5.5

Risk Allowance

The entirety of the public funding for this project will be allocated for use as capital investment to
the stadium partners to enable the construction of the Sports Village. Once the Sports Village is
built the stadium partners will have full responsibility for revenue funding.
The stadium partners will be solely responsible for meeting any additional cost the arises during
the project either capital or revenue. All potential risks associated with this project are the
responsibility of the stadium partners and no risk shall be the responsibility of Allerdale Borough
Council. A fixed contingency budget of £400,000 has been allocated for the construction phase
of the project. This was estimated based on comparable capital works at a similar stage of
development.

5.6

Closing the Funding Gap Strategy

The delivery of the Sports Village project to meet the aspirations set out in the Town Investment
Plan is entirely dependent on the ability to close the funding gap of the subsequent phases
including community pitch. The principal tools in delivering this will be corporate and grant
funding with the Football Foundation as a potential future source.
The structuring of the Sports Village Company to allow for registration as a Community Interest
Company will enable the Company to be eligible for grant funding and other financial support
that to this point have been available to them.
While the Sports Village project is to an extent reliant on external market forces, this is expected
to be controlled through the imminent appointment of directors to the Sports Village Company
Board and production of a detailed business plan.
For the purpose of this Business Case, it should be noted that a funding gap of £1.5 - £2.0
million was closed through similarly targeted corporate and grant funding routes on the
Keepmoat Stadium (Doncaster), Colchester Community Stadium, and York Community Stadium
developments as recent examples.
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6 Commercial Case
The purpose of the Commercial Case is to set out the commercial viability of the preferred
option and present the procurement strategy being applied and the terms of contracts between
relevant parties.
As Allerdale Borough Council will not be responsible for the delivery of the Sports Village, this
section covers the proposed terms by which funding from the Town Deal and Allerdale Borough
Council will be provided to the stadium partners and sets out the responsibilities among the
partners for delivery of this project.

6.1

Service Requirements and Output

The stadium partners have been using local architect Manning Elliott to progress the plans and
designs for the Sports Village project. Sports Village costs have been produced by Mott
MacDonald as part of this Business Case. The work of Manning Elliott is to a RIBA 1 / 2 level of
detail.
It is anticipated that while delivering the project the following services will be procured by the
stadium partners:
● Sport & Leisure Architect.
● Project Manager.
● Structural Engineer.
● Building Contractor.
● Mechanical & Electrical Services Engineer.
● Quantity Surveyor / Cost Consultant.
● Construction Design Management (CDM).
Advisors to the project have prepared a feasibility study, enhanced commercial baseline
assessment, concept design and cost plan (initially to RIBA 2) the stadium partners along with
their chosen advisors will then develop to RIBA 4 once Town Deal and Allerdale Borough
Council funding is available. £806,000 of Town Deal funding is proposed to be spent on design /
development by the stadium partners in 2022 / 23.
This is expected to unlock the stadium partners matched funding and will enable the project to
move towards the procurement of a contractor.

6.2

Proposed Commercial Strategy and Route

The Sports Village Project Board, comprising of Allerdale Borough Council and stadium
partners, has agreed a funding and delivery structure for the Sports Village. Allerdale Borough
Council is anticipated to provide £0.95 million of capital funding itself alongside £5.4 million
coming from the Town Deal Fund. The Council, as accountable body for Town Deal funding, will
provide all of this funding to the Sports Village Company, a special purpose vehicle being
established by the stadium partners, as grant-in-aid.
Despite the capital contribution, the Council will not be responsible for the management of the
project, or the procurement of goods and services (including the construction works). As the
Council remains co-sponsor of the project, their interests will be managed through the ongoing
Project Board and with support from the Council’s Programmes Director. For the purpose of this
Business Case, it is important that the Council is not considered to be the delivery partner for
the Sports Village project.
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This means that the clubs have been jointly responsible for bringing together financial and
investment appraisal and will lead on the realisation of intended benefits of the Sports Village
project. The proposed commercial model for the Sports Village is anticipated to provide a steady
income stream to the stadium partners, importantly this will enable the distribution of funds to
maximise the community and health benefits in a deprived area of Workington.
Key considerations in selecting the preferred commercial model:
● Theoretically allowing the Council to have no financial exposure to the Sports Village project
beyond the Towns Fund and additional capital contribution.
● Allerdale Borough Council being seen to not be directly financing the Sports Village project
or taking on all development and construction risk.
● Potential allowing access for the scheme to additional funding through bodies such as the
Football Foundation, Sport England etc. through the stadium partners.
6.2.1

Agreed Risk Allocation and Charging Mechanism

Figure 6.1 outlines the key risks and where these are likely to be most present under the
previously considered delivery models. The identification, allocation, and management of risk for
this project is to be managed by the stadium partners.
Allerdale Borough Council is most concerned with public funding being misspent or the Sports
Village project failing to deliver the intended benefits. To counter this, steps will be taken,
including through the conditions set out in further detail below, to closely monitor the use of
public funding for this project.
Figure 6.1: High Level Risk Allocation
Risk Area

Example

Allerdale Borough
Council

Stadium Partners

Design

Delay / design changes

X

Construction

Cost over-run

X

Funding

Shortfall in grant /
financing

X

Viability

Revenue shortfall

X

Operation

Escalation in operation
and management costs

X

Source: Mott MacDonald, Feasibility Study 2021

6.3
6.3.1

Procurement Strategy & Contract Management
Contract Packaging

Allerdale Borough Council will not be responsible for the procurement of contracts for this
project. The procurement of construction work will be led by the Sports Village Company (refer
below), of which it is proposed that a separate delivery arm will oversee the construction of the
Sports Village and the previously described community upgrades.
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It is anticipated that a project manager will be appointed by the stadium partners to oversee the
construction of the stadium and related facilities, to be enforced by the Council as a precedent
to funding. This making them directly responsible for the procurement of all contracts required
for the Sports Village project. The Council has acquired additional land required at Lonsdale
Park for the Sports Village project to proceed, and the Sports Village Company as the Official
Custodian will hold the land on behalf of the stadium partners.
Through work completed by the Allerdale Investment Partnership, a Sports Village Company
was conceived to build and operate the facilities. The Sports Village Company is proposed to be
owned by the clubs, with each having a 50% stake. This structure for which is currently being
agreed through governance structures of Workington AFC (Reds) and Workington RLFC
(Town).
Established in Spring 2014, Allerdale Investment Partnership (AIP) is an innovative partnership
between Allerdale Borough Council and the founders and owners of fund administrator IAG. For
the Sports Village project, AIP has ensured that the Council’s strategic and community priorities
have been met; as well as providing support to the Project Board around governance /
management arrangements particularly related to the core stadium.
It is proposed the Sports Village Company creates two subsidiaries, one to construct the
facilities (referred to as SV construct) and another to operate the facilities (referred to as SV
operation). This will be covered in further detail in the Management Case of this document.
Hence, a separate exercise is not required to secure an operator for the Sports Village project.
Soft market testing was completed at feasibility stage when assessing the different options with
respect to this, for which the stadium partners have information which suggests strong appetite
for this opportunity amongst a limited number of potential operators mainly in the leisure space.
6.3.2

Social Value Framework

There are a number of Allerdale Borough Council documents that demonstrate a commitment to
social and environmental wellbeing. The Council’s Strategic Commissioning and Procurement
Strategy sets out how the Council places social value at the heart of its commissioning and
procurement practices including objectives and outcomes as well as measures for evaluating
performance against those objectives.
The social value outcomes referenced in the Strategic Case will be secured and delivered on
the basis that the Council would require any partner organisation with responsibility for
procuring goods and services in the project (e.g. the Sports Village Company) to conduct its
procurement in accordance with these principles. It is also included as a condition in any grant
funding agreement for the purpose of this Business Case.
6.3.3

Contract Management

Allerdale Borough Council is not responsible for the management of contracts for this project.
The stadium partners are proposing to engage a delivery partner and design team using a
formal Pre-Contract Services Agreement (PCSA) prior to final contract negotiation upon the
completion of open-book procurement through the Find a Tender (FTS) route which replaces
the Official Journal of European Union’s Tenders Electronic Daily (OJEU / TED).
The adoption of Modern Methods of Construction (MMC) / Design for Manufacture will be
essential to the success of the Sports Village project. It will drive the project to achieve the
required sustainability outcomes including carbon reductions, including embodied carbon. If
managed well, this approach can improve the overall project programme and quality control
measures.
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Procurement Plan and Timescales

The proposed timescales for procurement are as follows:
● Publish Find a Tender Notice (restricted) – March 2023.
● Shot List Tenderers – April 2023.
● Issue Tender Documents – May 2023.
● Appoint Contractor – June 2023.

6.4

Terms of Allocation of Funding

To ensure that the decision to allocate funding is made based on the full evidence and
assurance that the stadium partners (who will receive the funding) will manage the spend on
this project currently, outline heads of terms are being drafted.
The terms will be developed further by the Council and serve as the contractual basis by which
the funding will be provided and managed. As a co-sponsor and major funder of the project, the
Council bears some residual risk as the partner of last resort in the scenario where the stadium
partners fail or there are issues with securing the Town Deal funding.
Given this inevitability, the Council is taking an active role in the development with a project
board, given confidence that the development will go ahead. This role will diminish once the
clubs have full planning permission, procurement has been achieved within budget, all funding
is secured, and the clubs remain in acceptable funding standing.
6.4.1

Conditions Precedent to Payment of Funding

● Provision of a satisfactory financial plan including cash flow statement showing budget
expenditure (and income) over the life of the project.
● Provision of a copy of independent state aid advice identifying all the potential state aid
beneficiaries and setting out the state aid route / exemption to be utilised by each.
● Details of any legal entity that will be responsible for developing and subsequently owning
and / or operating the Sports Village.
● Evidence that all other stadium partners and public / private sector funding is in place to take
forward the community elements of the project.
● The stadium partners shall promptly repay to the Council any money incorrectly paid to it
either as result of administrative error or otherwise.
● Legal and financial advice on any VAT liability arising from the project, and how the stadium
partners will meet this liability (which will not be met by Allerdale Borough Council).
6.4.2

Conditions relating to Accounts and Records

● The funding shall be shown in the Sports Village companies accounts as a restricted fund
and shall not be included under general grants.
● The stadium partners shall keep, accurate, up-to-date accounts and records of the receipt
and expenditure of the funding monies received by them.
● The stadium partners shall keep all invoices, receipts, and accounts and any other relevant
documents relating to expenditure of funding for a period of at least six years following
receipt of any funding monies to which they relate.
● The stadium partners shall provide the Council with a copy of its annual accounts within six
months (or such lesser period as the Council may reasonably require).
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● The stadium partners shall comply and facilitate the Council’s compliance with all statutory
requirements as regards accounts, audit or examination of accounts, annual reports and
annual returns applicable to the Sports Village Company and the Council.
● Provision of legal charge or option back to the council or its nominee to protect the funding
conditions.
6.4.3

Conditions relating to Monitoring and Reporting of Funding

● The stadium partners shall closely monitor the delivery and success of the Sports Village
project throughout the funding period to ensure that the aims and objectives of the Project
are being met and that Agreement is being adhered to.
● The stadium partners shall provide the Council with a financial report and an operational
report on its use of the funding and delivery of the Sports Village project every quarter and in
such formats as the Council may reasonably require.
● Where the stadium partners have obtained funding from a third party for its delivery of part of
the Sports Village project, the stadium partners shall include the amount of such funding in
its financial reports together with details of what that funding is used for.
● Along with the first quarterly financial report, the stadium partners shall provide the Council
with a risk register and insurance review in the format provided by the Council.
● The stadium partners shall on request provide the Council with such further information,
explanations and documents as the Council may reasonably require in order for it to
establish that the funding has been used properly in accordance with the Agreement.
● The stadium partners shall permit any person authorised by the Council such reasonable
access to its employees, agents, premises, facilities and records, for the purpose of
discussing, monitoring and evaluating the stadium partners fulfilment of the conditions of the
Agreement and shall, if so required, provide appropriate oral or written explanations from
them.
● The stadium partners shall provide the Council with a final report on completion of the
funding period which shall confirm whether the Project has been successfully and properly
completed.
6.4.4

Conditions relating to Acknowledgement and Publicity

● The Sports Village Company shall acknowledge the funding in its annual report and
accounts, including the acknowledgement of the Council as the source of funding.
● The stadium partners shall not publish any material referring to the Sports Village Project or
the Council without the prior written agreement of the Council.
● The Council may acknowledge the stadium partner’s involvement in the Sports Village
project as appropriate without prior notice.
● The stadium partners shall comply with all reasonable requests from the Council to facilitate
visits, provide reports, statistics, photographs and case studies that will assist the Council in
its promotional and fundraising activities relating to the Sports Village.
6.4.5

Conditions relating to Withholding, Suspending and Repayment of Funding

● The Council may at its discretion withhold or suspend payment of the funding and / or
require repayment of all or part of the funding if:
a) The stadium partners delivery of the project does not start within 12 months of the
Commencement Date and the stadium partners have failed the Council with a reasonable
explanation for the delay.
b) The Council considers that the stadium partners have not made satisfactory progress with
the delivery of the Sports Village project.
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c) The stadium partners, in the reasonable opinion of the Council, is delivering the Sports
Village project in a negligent manner.
d) The stadium partners obtain duplicate funding from a third party for the Sports Village
project.
e) The stadium partners obtain funding from a third party which, in the reasonable opinion of
the Council, undertakes activities that are likely to bring the reputation of the Sports
Village or Council into disrepute.
f) The stadium partners provide the Council with any materially misleading or inaccurate
information.
g) The stadium partners commit or committed a Prohibited Act.
h) Any member of the Sports Village Company, employee or volunteer (a) acted dishonestly
or negligently at any time and directly or indirectly to the detriment of the Project or (b)
taken any actions which, in the reasonable opinion of the Council, bring or are likely to
bring the Council’s name or reputation into disrepute.
i) The Sports Village Company ceases to operate for any reason, or it passes a resolution
(or any court of competent jurisdiction makes an order) that it be wound up or dissolved
(other than for the purpose of a bona fide and solvent reconstruction or amalgamation.
j) The Sports Village Company becomes insolvent, or it is declared bankrupt, or it is placed
into receivership, administration or liquidation, or a petition has been presented for its
winding up, or it enters into any arrangement or composition for the benefit of its
creditors, or it is unable to pay its debts as the fall due.
6.4.6

Other Conditions throughout the Duration of the Term of Funding

● Terms to ensure that the funding is spent on the relevant purposes and complies with state
aid requirements.
● Terms to ensure that the stadium partners do not make any significant change to the Sports
Village project without the Council’s written agreement.
● Terms to ensure the stadium partners notify the Council of intention to apply for other
funding for the Sports Village project.
● Terms to ensure that if there is an excess operating profit that part of the profit is reinvested
in the community facilities needed for Workington.
● Terms to ensure the availability of funding will be subject to continuing compliance with the
terms of the funding agreement which may incorporate any relevant conditions imposed on
the Council.
● Terms to ensure that procurement is conducted in accordance with the requirements of the
Council as the accountable body.
● Terms to ensure a local project manager is appointed by the Sports Village Company to
oversee delivery, including procurement, budgets, timelines etc.
● The stadium partners shall not use the funding to make any payment to members of the
Sports Village Company; purchase buildings or land; or pay for expenditure commitments
before the Commencement Date.
● Terms to ensure that any part of the funding remain unspent at the end of the funding period,
the stadium partners shall ensure that any unspent monies are returned.
● Terms to ensure the stadium partners shall not publish any material relating to the Sports
Village project or Council without the prior written agreement of the Council.
● Terms to ensure that procurement is undertaking in line with the principles set out in
Allerdale Borough Council’s Strategic Commissioning and Procurement Strategy.
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Subsidy Control Compliance

Implications of the wider Town Deal project for the UK’s obligations on subsidy control have
been considered at each stage of the Sports Village project. To date, no implications have been
raised as part of the Council’s own assessment and approval process although a consultation
process with lawyers is to come.
The Council will seek counsel on the current arrangements and has confirmed that it is unlikely
that any subsidy control issues will arise. Legal advisors are on notice to provide legal advice as
the project is refreshed and developed
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7 Management Case
The Management Case sets out how the project and the assets being produced will be
managed. As Allerdale Borough Council will not be responsible for managing either the project
nor the Sports Village, this case sets out how the stadium partners propose to manage the
delivery and operation of the Sports Village for Workington.

7.1

Delivery Structure and Preferred Model

This section of the Management case provides an assessment of the strategic delivery options
for the project. For which several strategic delivery options have been investigated.
In terms of the strategic delivery there are three main parties – the Council, Workington Reds
FC, and Workington Town RLFC. A developer led approach was ultimately not considered as
part of the scheme due to the lack of capital receipts on land in the region, and flood risks of any
enabling development as highlighted by the Council.
The three primary developments that are proposed to be deliver separately, are namely:
● The core stadium function of the Sports Village.
● Community sports facilities on the Borough Park / Lonsdale Park site.
● Community development of facilities at Moorclose.
Strategic delivery options generally revolve around which of the organisations is best placed
with regards to managing the risks identified, either independently or in a joint venture, to deliver
the respective developments. The other significant consideration is which organisation are best
placed to be responsible for the key design and construction risk and the funding risks attached
to the Sports Village project.
Each of the parties bring expertise and capability in differing areas. Primarily, the Council brings
(access to) Town Deal and an additional contribution of funding as well as capability within
appropriate procurement models. The clubs bring operational skills, sports knowledge, stadium,
and facilities needs. A developer which was eliminated from the assessment would bring
development capability, funding and the ability to manage the risk of any enabling development
attached to the scheme (which there is none).
With these skills and needs / requirements there is a clear allocation of risk and responsibility
that allocates the delivery of the Sports Village project and additional facilities with the clubs.
Theoretically the Council could take on the risk of the community scheme elements, but this
would not be allocating the risk where it is best placed to be managed.
The delivery options that were assessed are as follows:
● Option 1 – A joint venture between the Council and clubs to deliver the Sports Village project
and community facilities funded by the Town Deal and matched funding.
● Option 2 – Sale of the sites, to a developer to deliver all of the Sports Village project and
associated community development / facilities.
● Option 3 – The Council passes the whole development to the clubs to deliver.
● Option 4 – The clubs, Council and developer create a joint venture on the sites. This could
be a form of Local Asset Backed Vehicle (LABC).
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A joint venture between the Council and clubs to deliver the Sports Village
project and community facilities funded by the Town Deal and matched funding.

This option would involve obtaining an outline planning consent whole the sites and raising
matched funding through the clubs to finance the Sports Village project.
Under this approach, the Sports Village project would be constructed by the Joint Venture, who
would work up proposals together and then appoint a Design and Build contractor with a fixed
price for construction, thereby transferring the construction risk to a third party.
Either the Council or clubs or the joint SPV could be the sponsor to the building contract.
Figure 7.1: Advantages and disadvantages of a Joint Venture
Advantages

Disadvantages

Control over the Sports Village build form and Need to procure and fund an outline planning
quality.
consent to ascertain value.
Certainty on Sports Village funding.

Either the Council or clubs would have a level of
construction risk to be partially offset by the
design and build contract.

Council ensures the required quality is
maintained for the Sports Village.

If Council or joint venture, then potentially
procurement legislation applies.

Community seen to maintain ownership of the
Sports Village.
Maintain control of funds.
Source: Mott MacDonald, Feasibility Study 2021

7.1.2

Sale of the sites, developer to deliver all the Sports Village project and
community facilities.

This option is primarily the same as Option 1, except the delivery of the Sports Village project, to
an agreed specification, would be vested with the developer as part of the deal.
Figure 7.2: Advantages and disadvantages of a Developer Approach
Advantages

Disadvantages

No financial exposure to the Council
(theoretically).

Once the deal is completed the Council will have
limited control on the final development.

Transfers all development and construction
risk.

Need to procure and fund an outline planning
consent to ascertain value.

The Council is not seen to be directly
financing the project.

Need to fix requirements early in the process to
control quality.
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Community seen to maintain ownership of the Potential non-performance by the developer, or
Sports Village.
their contractors on the Sports Village.
Maintain control of funds.

Loss of flexibility by the clubs and the Council.
Potential uncertainty on overall delivery.
Complicated legal structure to return the Sports
Village to Council ownership.
Purchaser will require a risk premium for taking
on the Sports Village.
Council / clubs would still be required to step in if
the developer defaulted.

Source: Mott MacDonald, Feasibility Study 2021

7.1.3

Council passes whole development to the clubs to deliver

This approach is like Option 2 but assumes that the clubs are the developer. Under this option
the Council would pass the sites to the clubs who become responsible for obtaining planning
permission for the whole development and delivery of both the Sports Village itself and any of
the possible enabling development receipts.
Figure 7.3: Advantages and disadvantages of Club Led Model
Advantages

Disadvantages

No financial exposure to the Council
(theoretically).

Once the deal is completed the Council will have
limited control on the final development.

Transfers all development and construction
risk.

Delivery will be difficult to control.

Allerdale Borough Council is not seen to be
directly financing the project.

Complicated legal structure if the clubs are to
return the Sports Village ownership to the
Council.
Potential that quality of any possible enabling
development will be compromised.
Need to procure and fund an outline planning
consent to ascertain value.
Risk premium from the clubs.
Need to fix requirements early in the process to
control quality.
Loss of flexibility by the Council.
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The clubs have little developer experience
increasing risk of non-delivery.
Allerdale Borough Council would still need to
step in if the clubs defaulted or failed.
Potential legal issues with Town Deal funding
and procurement legislation.
Source: Mott MacDonald, Feasibility Study 2021

7.1.4

The clubs, Council and developer create a joint venture on the sites. This could
be a form of Local Asset Backed Vehicle (LABV).

With this option, the Council would form a joint venture for the whole development with a
developer who would manage the delivery of both the Sports Village and any potential enabling
development. This partnership could be with a:
● A land developer (to retail residential plots).
● A residential developer (to undertake the whole).
● A funding partner looking to raise monies supported by the joint ownership of assets.
The developers would be responsible for delivering the finance for the Sports Village project
and share (or take all) the risk in building the Sports Village.
Figure 7.3: Advantages and disadvantages of Joint Venture with developer
Advantages

Disadvantages

Specialist residential / land expertise brought Not many developers have Sports Village and
in early.
residential experience – limits the number of
likely developers for enabling potential.
The Council have some influence on quality of Complicated legal structure with clubs’
any potential enabling development and the contributions.
Sports Village.
Share planning costs / risk.

Element of control lost by the Council and clubs
(i.e. shared with other partners).

Development expertise.

Possible cash-flow timing issues: planning
consent / land receipts and need to build the
Sports Village.

Potential access to additional funding.

Developer will require profit for taking on the risk.

Source: Mott MacDonald, Feasibility Study 2021

7.2

Key Considerations – Strategic Delivery Options

On evaluation of the options, it was concluded that Option 1 would be the preferred strategy, for
which the Council has considered their primary objectives for the project and the principles they
wish to adopt and follow in the delivery of the process. Fundamentally they wish to let the
stadium partners lead the project while providing oversight and advice. This decision is based
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on the Council’s duty and need to ensure control of cost, quality, and timing of the project and to
a certain degree is also influenced by the ability of the clubs to manage these aspects on behalf
of the Council. The Council is satisfied they are in a position where the structure and control
mechanisms enable them to sufficiently control and influence its investment as co-sponsor.
As well as achieving the objectives, the chosen route will also need to protect against the
primary risks affecting the project and the Council objectives.

7.3

Governance Options and Preferred Model

As with all major capital projects involving local authorities, there were a number of different
options considered by the stadium partners and Allerdale Borough Council in relation to the
management and operating arrangements for the Sports Village project.
An analysis of the different options has been conducted as part of this Business Case using
comparable information and an appraisal of general advantages and disadvantages of each
from the perspective of the stadium partners and the Council.
The operating options that were assessed are as follows:
● Option 1 – Allerdale Borough Council manages and operates the Sports Village directly.
● Option 2 – Management and operation by one or both of the sports clubs.
● Option 3 – Management and operation by a private sector operator.
● Option 4 – Management and operation by a specially created Stadium Management
Company.
There are a range of advantages and disadvantages from Allerdale Borough Council
perspective associated with each model. In addition to the merits of each model, the Council
has no appetite for ongoing financial risk or reward but has to consider the control it wants over
the venue pricing, programming and promotion. The Council will seek to protect its interests
through specific terms in the final versions of management and operation agreements as well as
lease documents.
Considerable attention was paid to the management and governance arrangements by both the
stadium partners and Council when undertaking a comparator study and engaging in workshops
with Mott MacDonald. A strong theme arising from all the examples examined was the failure to
carefully consider the implications of the management arrangements could seriously undermine
the smooth running and cost effectiveness of the project. The Sports Village must be run like a
commercial and competitive business. A simple governance model that enables business
efficiency is essential.
Consideration was also given to the risk that faces the professional clubs involved. Evidence
shows the smaller the financial burden and overall risks associated with the running of the
Sports Village, the greater the chance of the clubs surviving and further developing the facilities.
The ownership and management of clubs can change frequently. Where the Council is involved
as a landowner and major funder in this scheme, they have the ability to ensure the long-term
sustainability of the professional clubs and other key partners. The Sports Village Company
being set up as a Community Interest vehicle will enable the stadium partners to raise private
capital investment and grants to fund potential subsequent phases for development, which will
be dependent on league position etc.
With the support of the Allerdale Investment Partnership (AIP) during the Feasibility Stage of the
Sports Village project it was determined that the stadium partners would create a Sports Village
Company to operate and construct the facilities. It is proposed that the Sports Village Company
creates two subsidiaries, one to construct the facilities (referred to as SV construct) and another
to operate the facilities (referred to as SV operation).
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The proposed structure for managing the Sports Village scheme is shown below, following
which greater detail on the Sports Village Company, and Project Board8 is provided.

Source: Mott MacDonald, Feasibility Study 2021

Both subsidiary companies are proposed to have separate roles, responsibilities, and tasks and
both will be subject to oversight from the overall Sports Village Company Board. The Sports
Village Company would be owned by the clubs each having a 50% share.
The stadium partners and the public sector bodies providing funding are expected to be
represented on a Project Board that will meet on a regular basis to review progress. The
partners represented on this board will be Workington AFC (Reds), Workington RLFC (Town),
The Town Board; and Allerdale Borough Council.
This Project Board is suggested to oversee the delivery of the Sports Village project by
receiving regular progress updates from a specially appointed project manager. A particular
focus of the progress reports is proposed to be on financial management and the progress of
construction.
The board are proposed to hold the subsidiary companies to account, particular the SV
Construct which is to construct the stadium in line with preapproved time and budgets. It is

8

The Sports Village Project Board currently exists in a ‘shadow’ form, pending the Sports Village Company being
established.
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anticipated the board will significantly reduce its role on oversight once the delivery is complete
and the SV Operation arm takes over management of the completed Sports Village.
The board is proposed to maintain oversight, with each member representing the interests of
their respective bodies, ensuring the intended outcomes of the Sports Village project are being
delivered. Allerdale Borough Council will oversee the appointment of independent directors to
the Sports Village Company board, it being a necessity that further leisure / stadium expertise is
realised. The Allerdale Investment Partnership is currently advising on this board structure
which is anticipated to feature two directors from each of the stadium partners and a further two
independent directors. The board will be diluted if an operator come into the Sports Village.
The role of the two proposed companies, SV Construct and SV Operation, that are to be directly
responsible for the management of the project, in its entirety from inception, construction and
operation, are as follows.
7.3.1

SV Construct Subsidiary

SV Construct is proposed to be a single purpose delivery vehicle that will be created to oversee
the construction of the Sports Village project. SV Construct will be a subsidiary company, owned
by the Sports Village Company (the official organisation that receives and manages the funding
and schedule of the project).
SV Construct is expected to be led by a local project manager, a shortlist for which is to be
assembled by the stadium partners. SV Construct will be directly responsible for the entire
construction of the SV and it will be the duty of this subsidiary company to manage the various
contractors employed during the construction period.
It will be the core duty of SV Construct to ensure the construction of the Sports Village project is
delivered on time and on budget and regularly provide progress reports to the Project Board.
Once the Sports Village construction is complete, SV Construct will be closed and all duties
relating to the Sports Village will pass onto SV Operation, which will be created for this purpose.
7.3.2

SV Operation Subsidiary

SV Operation is proposed to be a single purpose delivery vehicle that will be created to oversee
the operation of the Sports Village. SV Operation will be a subsidiary company, owned by the
Sports Village Company (the official organisation that receives and manages the funding and
schedule of the project).
SV Operation will enable the stadium partners to raise private capital investment and grants to
fund potential subsequent phases for development, which will be dependent on league position
etc.
During the construction period, members of SV Operation are proposed to source naming rights
partners and various grants for the Sports Village. If successful in gaining a naming rights
partner, the Sports Village is likely to be renamed. The revenues from any sponsorship and
grants relating to the facilities will be retained by the overarching Sports Village Management
Company.
An initial assessment of the requirement for staff by the clubs has seen the need for a Sports
Village (Stadium Manager), Sales staff (Front of House / Shop / Reception), Ground staff
(Groundsman / Maintenance); Health and Safety (Stewards / Officers); Bar Staff (Management /
Staff); and administration staff to be provided by one of the clubs involved. Initial budgeting to
fund these positions will are to be set out in business plans.
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The initial business plans are expected to be conservative from the stadium partners, despite
the Sports Village having the potential to be a large exhibition and concert venue for West
Cumbria. They are likely to show that food and beverage and event income for the SV
Operation will be relatively flat in terms of cash in and payments out by the Sports Village
Company, which is likely to increase over time with popularity.
7.3.3

Council Internal Organisation for Project Delivery

Allerdale Borough Council has maintained a robust ‘ethics wall’ on this project between its
landowning (executive) role and local planning authority (regulatory) functions.
There are sound precedents for this clear divide and structure to perform from previous major
projects, involving either partnership with developers or planning applications submitted by
Properties Services on land owned by the Council.
Delivery of the Sports Village project will involve a working interface between the ABC Project
Team and the stadium partners. The relationship will change, depending upon the three stages
of the project as outlined in Figure 7.1 below.
Figure 7.1: Relationship between Allerdale Borough Council and the Clubs
Stage

Relationship

1. Pre-construction

Joint Project Board

2. Construction

Allerdale Borough Council as local planning
authority / Allerdale Borough Council as
accountable for the Town Deal / Allerdale
Borough Council as a direct funder / Joint Project
Board and monitoring

3. Post-Construction

Sports Village Company ownership and
operation / Allerdale Borough Council as
accountable for the Town Deal / Allerdale
Borough Council as a direct funder / Joint Project
Board and monitoring to realise benefits

Source: Mott MacDonald, Feasibility Study 2021

The Sports Village Company operating structure will enable the group to maximise operating
revenues, capitalise on grant funding and provide a structure for achieving cost savings, arising
from the joint operation of the two clubs and with expert advice. The proposal is for any group
operating profits to fund further development phases of the Sport Village project before being
attributed to other uses. The income streams will be dictated by the stadium partners individual
Business Plans and made in line with initial contributions to the Sports Village Company.
7.3.4

Governance of the Town Deal Board

The Town Deal Board is a vehicle through which the Workington Town Investment Plan has
been developed and will oversee the development of the Sports Village project and others once
approved by Central Government.
The board includes membership specified by the Government in its Town Deal prospectus, as
well as businesses, business and community representative organisations, public sector and
other partners committed to improving Workington.
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Is key tasks have been to develop and agree an evidence based Town Investment Plan,
including concept projects and interventions. Once the Town Investment Plan was approved by
Government, a detailed plan of projects and interventions were developed, through to the
business cases for each project.
The Town Deal Board once the Business Case is submitted for the Sports Village project will
continue to coordinate resources and collaborate with stakeholders. The board will act in an
advisory capacity to the Council as the accountable body for the Sports Village and the other
regeneration projects that have been identified.

7.4

The Football Association Resource

The Football Association have demonstrated early commitment to the Sports Village by
allocated a Development Officer to Workington AFC (Reds) to provide support over an 18month period. They will provide specific club related support along with focusing on the
development of the Sports Village project.

7.5

Operational Analysis

Commercial sustainability is one of the essential success criteria of the Sports Village project.
This presents a significant challenge, as the Feasibility Study has shown, that most stadiums of
this nature operate with some form of subsidy. There is no budget identified to provide ongoing
revenue for the Sport’s Village ongoing operation. The stadium partners have a limit on the
amount they can pay for its operation, if running costs increase or income generation targets are
not reached it will threaten the position of the stadium partners.
There is a relationship with the level of revenue generated and the capital costs of the Sports
Village project. In assessing the options of what should be included in the stadium model,
serious consideration was given to capital cost, operating costs and income generating potential
against the ability to meet project objectives. Some of the facility mix components have the
addition benefit of contributing to the wider community offering and strengthen the achievement
of another essential criteria of the project.
The stadium partners have high expectations of the new facility and would like to see their
revenue positions improve to assist in their sustainability and progression. The first call on any
income generation must be the basic operation of the Sports Village core stadium. Once these
costs are covered, a profit share mechanism will distribute funds from the Sports Village
Company. The operating arrangements will improve for the clubs drastically given they will be
moving into a shared facility, and the new facility presenting a significant reduction from the
current maintenance costs.
Under the Sport Village Company structure the clubs must see a benefit in additional usage /
programming at the facility through an established profit share arrangement.

7.6

Transfer of Land

The Council has already exercised its power to purchase the Lonsdale Park site. In line with
public sector funding being realised land ownership will be transferred over to the Sports Village
Company. They will be the custodian and hold the land of behalf of the stadium partners.
Conditions will be associated with the transfer including provision of a legal charge or option
back to the Council or its nominee to protect funding conditions.

7.7

Use of Specialist Advisors

Mott MacDonald, and other specialist advisors including the Allerdale Investment Partnership
are already engaged in providing management, planning, and other advice to the scheme.
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Specialist advisors will continue to be used, reporting to the clubs and with ultimate direction
from the Sports Village Company. Architectural specialists Manning Elliott have been providing
architectural support to the stadium partners but at this stage have not been formally engaged
on the Sports Village project. As the accountable body Allerdale Borough Council have
suggested that grant conditions will apply relating to the appointment of specialist advisors for
the Sports Village project moving forward.

7.8

Delivery

The construction schedule of this project is proposed to run from September 2023 to November
2024 when the Sports Village will be fully operational, though this is dependent on the stadium
partners securing the necessary funding support. Figure 7.2 below sets out the latest
development programme for the Sports Village project.
Figure 7.2: Sports Village Development Programme
Key Milestone

Description

Indicative Date

Public sector funding confirmed

Funding agreed with Allerdale
June 2022
Borough Council and Town Deal
(Central Government, enabling
the project to progress

Commission updated design brief Fast-track design work for the
alongside masterplan
Sports Village to advance to
appointment of a Stage 2
contractor

June 2022

Pre-application public
consultation

Undertake public consultation in July 2022
line with the statutory requirement
for the Sports Village project

S106 and Planning discussions

Submit formal plans that extend
on the previous planning
application and limited issues
identified during the process

July 2022

Matched funding achieved by the Matched funding to deliver further June 2023
Stadium partners
community facilities and wider
aspiration is to be secured prior to
entering contractor procurement.
Procurement / Appointment of
contractors

Procurement and appointment of June 2023
contractors for demolition works at
Borough Park / Lonsdale Park

Commencement of demolition
works

Demolition works, the first major
step in the construction of the
Sports Village project
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Commencement of construction Construction of the Sports Village October 2023
work on the Sports Village project project begins
Commencement of installation of Installation of pitches and sporting June 2024
pitches and sporting facilities
facilities
Main Sports Village building
opens to the public and
community use

Operational phase starts

November 2024

Source: Mott MacDonald, Feasibility Study 2021

7.9

Monitoring and Evaluation Plan

Monitoring of anticipated outcomes and impacts of investment in the Sports Village project is an
important exercise for ensuring the project delivers value for money. These are to be set out in
the Town Deal Heads of Terms Agreement and are derived from the Workington Town
Investment Plan, as follows:
● Improved perception in Workington as a place.
● Increased tourists and visitation associated with Workington venues and events.
● Increased participation in sport.
Once public sector funding is confirmed and necessary approvals, a Benefits Capture Plan and
Monitoring and Evaluation Plan will be produced to provide a framework for monitoring
performance and evaluating impact of the Sports Village project in line with the benefits
articulated in this Business Case.
During the project’s operational phase, evaluation will be carried out through regular progress
meetings and reports to the project board. The terms on which public funding from the Allerdale
Borough Council and Towns Fund will be provided will include robust monitoring conditions,
which require regular reporting to ensure that the project is being delivered in-line with the
agreement between the Council and the Sports Village Company. Post project evaluation will
follow best practice guidelines to ensure outputs and outcomes are measured against the
baseline (current position).
In Allerdale the baseline for participation in sport can be measured with by the number of
residents engaging in physical activity (3 x 30-minute sessions a week) as referred to in the
Leisure Strategy (2019). This currently sits at 13.2% participating compared to 17.2% in the
North West and 16.3% in England. Overall perceptions of Workington according to the last
Allerdale Borough Council resident’s survey in 2016 highlighted that 78% of people were
satisfied with Workington as a place to live. At this point only 62% agreed they could access
leisure facilities within the area. There is currently no visitor attraction data for either Borough
Park or Derwent Park as a sub-section of Workington’s events and venues ecosystem, with
future evaluations proposed to be undertaken with Cumbria Tourism.
Allerdale Borough Council is currently considering the prospect of partially assuring the benefits
of the Sports Village project by getting the stadium partners to sign a long lease that would
ensure each organisation’s linkage to the Sports Village in the long-term.

7.10

Risk Management Arrangements

A risk management plan is under development with the Project Board. The key risks identified
for this stage of the project are:
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● The Sports Village Company fails to secure the funding to support its proposed matched
funding investment in the project.
● Construction costs – inflation impacts on delivery of scheme within budget.
● Commercial model fails to generate sufficient revenue to sustain facilities.
● One of the clubs goes into administration.
● Delay or failure to secure planning permission.
Depending on the stage of the project in which a risk is identified it is proposed to be managed
by the relevant subsidiary of the Sports Village Management Company (SV Construct and SV
Operation), under the leadership of a specialist project manager with this being a grant condition
enforced by Allerdale Borough Council.
The on-going identification and management of risk will be included in the regular progress
reports provided to the Project Board. This will enable them to monitor risk management and
provide an additional level of scrutiny to ensure that all relevant risks have been identified and
appropriately managed.
A contingency (to be confirmed with financial case) has been included in the budget for the
construction of the Sports Village to allow for the continuation of the project, should risks
materialise. During the operation of the Sports Village, on-going risk management is proposed
to be the responsibility of the SV Operation.
The project risk register is set out in Appendix A.

7.11

Environmental Sustainability

Allerdale Borough Council through its Council Strategy 2020 – 2030 is committed to considering
environmental sustainability when developing. Sustainability is at the heart of most of the
Council’s policies.
The Sports Village project aims to respond to this in addition to Central Government’s ambitions
and commitments, including Net Zero and with other environmental targets. Over the long-term
the ambition for the Sports Village project is to develop as close to carbon neutral as possible,
this will be addressed between RIBA Design Stage 2 and 4. The stadium partners will develop
an Environment and Sustainability Strategy at this point to address the various climate change
and environmental issues.
The facilities are proposed to comply with the requirements of Part L2A of the Building
Regulations. A BREEAM ‘Excellent’ rating will be targeted in the first instance, to be a leader
amongst Community Stadiums in the UK.
To further satisfy these ratings consideration will need to be placed on energy consumption and
insulation stipulations. A Site Waste Management Plan, in accordance with 2008 regulations,
will require best practice and the accountability of a contractor.
To satisfy this rating further consideration will need to be placed on energy consumption and
insultation stipulations. A Site Waste Management Plan, in accordance with 2008 regulations,
will require best practice and the accountability of a contractor.
With regards to the operation of the Sports Village, energy usage is proposed to shut-off
dormant spaces when not in use and efficient equipment such as LED lighting to be used.
Energy monitoring will be undertaken. Building services will include a full recycling collection.
Recycling resources will also be used, e.g., catering products.
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Local sourcing will be prioritised by the stadium partners especially around catering and food to
come from marketplaces in the region and encouraging active travel and public transport with
various incentives in place.

7.12

Stakeholder Management

A Stakeholder Engagement Plan has been produced by Mott MacDonald, with early
engagement having been undertaken with selected sport / local stakeholders, business, and
organisations of relevance to gain a better understanding of the facilities and specifications
required. As further evidence in the Strategic Case.
A high-level Stakeholder Map has been developed by Allerdale Borough Council and remains
relevant as the stadium partners prioritise hard to reach groups. The Sports Village project is
intended to be an engagement and partnership-first approach, putting the public at the heart of
the development (it is envisaged that further workshops will include the Cumbria County
Council, club members and interest residents).
The workshops will shape the planning proposals and RIBA Stage 2 to 4 design work. It will
make sure that the community is well represented in the Sports Village project and phased to
community facilities, ensuring that the Sports Village project benefits outlined earlier in the
Strategic Case of the document are realised.
Moving forward a programme sets out a five-stage engagement and consultation strategy:
● Stage 2 – promotion and consultation around RIBA Stage 2 to 4 design work / emerging
concept plans – to be transparent and to retain control of messages.
● Stage 3 – approval of schemes – promotion.
● Stage 4 – pre-application engagement.
● Stage 5 – submission to committee – promotion of the application.
Beyond the submission of full planning, the primary stakeholder management required as part
of the project is in cooperation with various stadium partners and nearby residents / businesses.
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8 Appendices
Appendix A – Project Risk Register
This section identifies the key risks and critical success factors for the Sports Village project.
At this stage of any large project several significant but manageable risks can be identified. A
risk register has been prepared by the Sports Village project board. Each risk has been rated
based upon its impact and likelihood. Below sets out the medium – high risk items only.
Risk

ImpactLikelihood

Mitigations

Construction costs
inflation impacts on
delivery of scheme within
budget.

4

2

Contingency provision included within cost
estimates. Robust financial / project management
mechanisms. Project scope reviewed / value
engineered as required. Appointment of
experienced project manager for project.

Sports Village Company
fails to generate match
funding required.

4

2

Ensure appointment of appropriately experienced
directors to the Board. Robust business plan
required. Phased approach to development
proposed.

Commercial model fails
to generate sufficient
revenue to sustain
facilities.

4

2

Ensure appointment of appropriately experienced
directors to the Board. Robust business plan
required.

One of the clubs goes
into administration.

4

2

Sports Village Company structured to ensure
ongoing operation of facilities. New tenants to be
sought.

Delay or failure to secure
planning permission

3

2

Early and ongoing engagement with the local
planning authority.
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Equality Impact Assessment Form
An Equality Impact Assessment is a way of examining how different communities or groups of people will be affected by a current
or proposed service, policy or project. It helps identify ways of removing or reducing any adverse or negative impacts and with
developing an action plan for ensuring the service, policy or project has the most positive outcomes for our communities.
Equality Impact Assessments consider a range of issues in relation to equality groups. The Public Sector Equality Duty focuses on
a set of protected characteristics which can be used as a tool to help us understand how our services will impact on our
communities.
The Equality Duty covers the following 9 protected characteristics:
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Age, disability, gender reassignment, pregnancy and maternity, race, religion and belief, sex, sexual orientation, marriage
and civil partnership (only in the respect of the requirement of the general duty to have due regard to the need to eliminate
discrimination)
The Council has also chosen to consider rurality and socio economic status as part of its Impact Assessments.

EIA title: What service change, policy or project are you assessing?
Workington Town Deal – Digital Accelerator

1

1. What is the purpose of this service change, policy or project?

To address the digital skills deficit in Cumbria by providing a recognised facility that is highly accessible to both the local and
surrounding population. The project will provide investment in digital equipment within existing facilities to deliver training high level
digital skills.

2. How does it contribute to the priorities and objectives in our Council Plan?
The project contributes to a number of the priorities and objectives of the Council Strategy 2020-2030 and in particular the
following:
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Invest to grow
• Utilise key partnerships to stimulate growth
• Work with partners on key economic sites and opportunities
Thriving towns and villages
• Support businesses
Resilient communities
• Address inequalities (through improved training opportunities)

3. Who is likely to be affected by the service change, policy or project? For example: all residents, young people, people with
disabilities.
The project has the potential to offer opportunities to all sections of the community, and in particular young people, improved
access to training in digital skills.
2

4. What information and evidence have you used to support your findings on impacts? List any consultation or
engagement undertaken. For example: customer monitoring data, customer profiles, demographic information, survey results,
customer feedback outcomes of consultation exercises.
Public consultation relating to the Workington Town Deal demonstrated that 58% of respondents were supportive of this project.
In developing the business plan stakeholder engagement with local employers demonstrated they were supportive of the need for
the proposed facility.
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5. How can this service, service change, policy or project help us to meet our equalities duties? For example: by engaging
young people, promoting good race relations or targeting services to meet the needs of older people.
The project aims to provide additional opportunities for training in digital skills. This is likely to benefit young people in particular but
by working with education providers the opportunity exists to provide focussed support targeted at other sections of the community
if this need can be demonstrated.

6. Are there any known equalities issues relating to this service, service change, policy or project that have been raised
outside of Allerdale? For example, by other councils, or through national research.
None known.

3
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4

7. Impact and action plan
Use the table below to indicate whether the service change, policy or project is likely to have a positive1, adverse2 or neutral impact
on each of the groups listed and what that impact is. (See glossary below for definitions)
You also need to indicate what actions or provisions you have put in place, or propose to put in place, to ensure you address the
adverse impacts identified.
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Equality group

Positive Adverse Neutral

Age

(tick)
√

Disability

√

Provides increased access to training in
digital skills. Supports economic growth
and therefore improved employment
opportunities either directly or
indirectly.

Gender

√

Provides increased access to training in
digital skills. Supports economic growth
and therefore improved employment
opportunities either directly or
indirectly.

(tick)

What is the impact?

(tick)

Mitigating actions proposed (to
address adverse impact)

Provides increased access to training in
digital skills. Supports economic growth
and therefore improved employment
opportunities either directly or
indirectly.

1

A positive impact is where one or more group or groups of people are put at an advantage by the way a particular policy or procedure is carried out. A
positive impact may also occur where a particular policy or procedure will contribute to promoting equality, equal opportunities or improving relations within
equality target groups.
2

An adverse impact is where one or more group or groups of people are put at a disadvantage by the way a particular policy or procedure is carried out. For
example, disabled or elderly people, or people living in very isolated rural areas may struggle to use wheelie bins as easily as other people.

5

Equality group

Positive Adverse Neutral
(tick)

Gender reassignment
Marital and civil
partnership status
Pregnancy and
maternity
Race and minority
ethnic groups

(tick)

What is the impact?

(tick)
√

Mitigating actions proposed (to
address adverse impact)

√
√
√

Provides increased access to training in
digital skills. Supports economic growth
and therefore improved employment
opportunities either directly or
indirectly.
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Religion and/or belief

√

Sexual orientation

√

People in rural areas

√

Provides increased access to training in
digital skill for residents in the
surrounding rural area. Supports
economic growth and therefore
improved employment opportunities
either directly or indirectly.

People on low
incomes

√

Provides increased access to training in
digital skills. Supports economic growth
and therefore improved employment
opportunities either directly or
indirectly.

6

8. Are the adverse impacts justified? If they are, explain in what way. For example: disproportionate costs, legislative constraints.
No adverse impacts identified.

EIA completion
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Date completed:

14 February 2022

Lead officer:

K Kerrigan

Head of Service:

K Kerrigan – Programme Director

Please forward an electronic copy of this completed assessment to: policy@allerdale.gov.uk

7

Glossary
Age: This refers to a person having a particular age (for example, 32 year-olds) or being within an age group (for example, 18-30
year-olds).
Disability: A person has a disability if s/he has a physical or mental impairment which has a substantial and long-term adverse
effect on their ability to carry out normal day-to-day activities. Includes: Physical/sensory disability; Mental Health; Learning
disability.
Gender: This refers to a person being either male or female.
Gender reassignment: This is the process of transitioning from one sex to another, considered a personal process rather than a
medical one and it does not require someone to undergo medical treatment in order to be protected.
Marital and civil partnership: Legal recognition of a same-sex couple’s relationship. Civil partners must be treated the same as
married couples on a range of legal matters.
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Maternity: The period after giving birth. It is linked to maternity leave in the employment context. In the non-work context,
protection against maternity discrimination is for 26 weeks after giving birth, including as a result of breastfeeding.
Race: It refers to a group of people defined by their colour, nationality (including citizenship), ethnic or national origins. Includes,
Asian, Black and White minority ethnic groups inc. Eastern Europeans, Irish people and Gypsy Travellers.
Religion or belief: “Religion” means any religion, including a reference to a lack of religion. “Belief” includes religious and
philosophical beliefs including lack of belief (for example, Atheism). The category includes, Christianity, Islam, Judaism, Hinduism,
Buddhism, and non-religious beliefs such as Humanism.
Sexual orientation: This is whether a person's sexual attraction is towards their own sex, the opposite sex or to both sexes.
Rurality: Allerdale is defined as ‘Rural-80’ – this means we have at least 80 percent of our population in rural settlements and
larger market towns.

8

Equality Impact Assessment Form
An Equality Impact Assessment is a way of examining how different communities or groups of people will be affected by a current
or proposed service, policy or project. It helps identify ways of removing or reducing any adverse or negative impacts and with
developing an action plan for ensuring the service, policy or project has the most positive outcomes for our communities.
Equality Impact Assessments consider a range of issues in relation to equality groups. The Public Sector Equality Duty focuses on
a set of protected characteristics which can be used as a tool to help us understand how our services will impact on our
communities.
The Equality Duty covers the following 9 protected characteristics:
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Age, disability, gender reassignment, pregnancy and maternity, race, religion and belief, sex, sexual orientation, marriage
and civil partnership (only in the respect of the requirement of the general duty to have due regard to the need to eliminate
discrimination)
The Council has also chosen to consider rurality and socio economic status as part of its Impact Assessments.

EIA title: What service change, policy or project are you assessing?
Workington Town Deal – Port of Workington/Oldside

9

1. What is the purpose of this service change, policy or project?
This project will see the remediation of land at the Port of Workington and on the adjacent Oldside site to its north to provide
serviced employment sites. These sites would be available for future development by a variety of potential occupants primarily in
the general industrial and storage and distribution use classes. It is anticipated that businesses in the logistics and clean energy
sectors will be attracted these sites.

2. How does it contribute to the priorities and objectives in our Council Plan?
The project contributes to a number of the priorities and objectives of the Council Strategy 2020-2030 and in particular the
following:
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A cleaner, greener Allerdale
• Use our assets to encourage green technology
Invest to grow
• Use our asset portfolio to create new or different opportunities
• Utilise key partnerships to stimulate growth
• Work with partners on key economic sites and opportunities
Thriving towns and villages
• Support businesses (through future provision of accommodation)
Resilient communities
• Address inequalities (through improved job opportunities resulting from future development of sites)

3. Who is likely to be affected by the service change, policy or project? For example: all residents, young people, people with
disabilities.
The project has the potential to offer opportunities to all sections of the community through improved access to employment
10

opportunities resulting from the future development of these underutilised sites for employment uses.

4. What information and evidence have you used to support your findings on impacts? List any consultation or
engagement undertaken. For example: customer monitoring data, customer profiles, demographic information, survey results,
customer feedback outcomes of consultation exercises.

Public consultation undertaken in relation to Workington Town Deal demonstrated that 74% of respondents were supportive of this
project. Further stakeholder engagement was undertaken in relation to the Port of Workington Masterplan.
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5. How can this service, service change, policy or project help us to meet our equalities duties? For example: by engaging
young people, promoting good race relations or targeting services to meet the needs of older people.

The project has the potential to offer improved access to employment opportunities through the future development of the site for
employment uses. In line with procurement policies there are opportunities to seek to ensure local companies and local people
benefit from the proposed investment.

6. Are there any known equalities issues relating to this service, service change, policy or project that have been raised
outside of Allerdale? For example, by other councils, or through national research.
None known.
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7. Impact and action plan
Use the table below to indicate whether the service change, policy or project is likely to have a positive3, adverse4 or neutral impact
on each of the groups listed and what that impact is. (See glossary below for definitions)
You also need to indicate what actions or provisions you have put in place, or propose to put in place, to ensure you address the
adverse impacts identified.
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Equality group

Positive Adverse Neutral

Age

(tick)
√

Disability

√

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly.

Gender

√

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly

(tick)

What is the impact?

(tick)

Mitigating actions proposed (to
address adverse impact)

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly.

Gender reassignment

√

Marital and civil
partnership status

√

3

A positive impact is where one or more group or groups of people are put at an advantage by the way a particular policy or procedure is carried out. A
positive impact may also occur where a particular policy or procedure will contribute to promoting equality, equal opportunities or improving relations within
equality target groups.
4

An adverse impact is where one or more group or groups of people are put at a disadvantage by the way a particular policy or procedure is carried out. For
example, disabled or elderly people, or people living in very isolated rural areas may struggle to use wheelie bins as easily as other people.
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Equality group

Positive Adverse Neutral
(tick)

Pregnancy and
maternity
Race and minority
ethnic groups

(tick)

√

√

Sexual orientation

√
√
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People on low
incomes

Mitigating actions proposed (to
address adverse impact)

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly.

Religion and/or belief

People in rural areas

What is the impact?

(tick)
√

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly therefore creating potential
opportunities for people in surrounding
rural areas.
√

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly.

8. Are the adverse impacts justified? If they are, explain in what way. For example: disproportionate costs, legislative constraints.

No adverse impacts identified.
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EIA completion
Date completed:

14 February 2022

Lead officer:

K Kerrigan

Head of Service:

K Kerrigan – Programme Director

Please forward an electronic copy of this completed assessment to: policy@allerdale.gov.uk
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Glossary
Age: This refers to a person having a particular age (for example, 32 year-olds) or being within an age group (for example, 18-30
year-olds).
Disability: A person has a disability if s/he has a physical or mental impairment which has a substantial and long-term adverse
effect on their ability to carry out normal day-to-day activities. Includes: Physical/sensory disability; Mental Health; Learning
disability.
Gender: This refers to a person being either male or female.
Gender reassignment: This is the process of transitioning from one sex to another, considered a personal process rather than a
medical one and it does not require someone to undergo medical treatment in order to be protected.
Marital and civil partnership: Legal recognition of a same-sex couple’s relationship. Civil partners must be treated the same as
married couples on a range of legal matters.

Page 562

Maternity: The period after giving birth. It is linked to maternity leave in the employment context. In the non-work context,
protection against maternity discrimination is for 26 weeks after giving birth, including as a result of breastfeeding.
Race: It refers to a group of people defined by their colour, nationality (including citizenship), ethnic or national origins. Includes,
Asian, Black and White minority ethnic groups inc. Eastern Europeans, Irish people and Gypsy Travellers.
Religion or belief: “Religion” means any religion, including a reference to a lack of religion. “Belief” includes religious and
philosophical beliefs including lack of belief (for example, Atheism). The category includes, Christianity, Islam, Judaism, Hinduism,
Buddhism, and non-religious beliefs such as Humanism.
Sexual orientation: This is whether a person's sexual attraction is towards their own sex, the opposite sex or to both sexes.
Rurality: Allerdale is defined as ‘Rural-80’ – this means we have at least 80 percent of our population in rural settlements and
larger market towns.
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Equality Impact Assessment Form
An Equality Impact Assessment is a way of examining how different communities or groups of people will be affected by a current
or proposed service, policy or project. It helps identify ways of removing or reducing any adverse or negative impacts and with
developing an action plan for ensuring the service, policy or project has the most positive outcomes for our communities.
Equality Impact Assessments consider a range of issues in relation to equality groups. The Public Sector Equality Duty focuses on
a set of protected characteristics which can be used as a tool to help us understand how our services will impact on our
communities.
The Equality Duty covers the following 9 protected characteristics:
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Age, disability, gender reassignment, pregnancy and maternity, race, religion and belief, sex, sexual orientation, marriage
and civil partnership (only in the respect of the requirement of the general duty to have due regard to the need to eliminate
discrimination)
The Council has also chosen to consider rurality and socio economic status as part of its Impact Assessments.

EIA title: What service change, policy or project are you assessing?
Workington Town Deal – Public realm and connectivity

17

1. What is the purpose of this service change, policy or project?
The project seeks to improve the quality of public realm and urban connectivity within Workington Town Centre.

2. How does it contribute to the priorities and objectives in our Council Plan?
The project contributes to a number of the priorities and objectives of the Council Strategy 2020-2030 and in particular the
following:
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A cleaner, greener Allerdale
• Improve and protect our open spaces and green infrastructure
Invest to grow
• Work with partners on key economic sites and opportunities
Thriving towns and village
• Create deliverable town plans that enable our towns to adapt to the changing nature of the high street
• Give people a reason to visit our towns (festivals, events, cultural and sporting activities, markets)
Resilient communities
• Promote healthy, active lifestyles
• Address community safety issues

3. Who is likely to be affected by the service change, policy or project? For example: all residents, young people, people with
disabilities.
The project has the potential to impact on all sections of the community by improving the public realm and accessibility within the
town centre.
18

4. What information and evidence have you used to support your findings on impacts? List any consultation or
engagement undertaken. For example: customer monitoring data, customer profiles, demographic information, survey results,
customer feedback outcomes of consultation exercises.

Public consultation in relation to the Workington Town Deal demonstrated that 65% of respondents were supportive of the project.
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5. How can this service, service change, policy or project help us to meet our equalities duties? For example: by engaging
young people, promoting good race relations or targeting services to meet the needs of older people.

The project aims to improve the public realm and accessibility within Workington Town Centre which could be of particular benefit
to people with disabilities and older people with restricted mobility making it easier to access town centre shops and services.

6. Are there any known equalities issues relating to this service, service change, policy or project that have been raised
outside of Allerdale? For example, by other councils, or through national research.
None known
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7. Impact and action plan
Use the table below to indicate whether the service change, policy or project is likely to have a positive 5, adverse6 or neutral impact
on each of the groups listed and what that impact is. (See glossary below for definitions)
You also need to indicate what actions or provisions you have put in place, or propose to put in place, to ensure you address the
adverse impacts identified.
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Equality group

Positive Adverse Neutral

Age

(tick)
√

Disability

√

Improved and safer access to, and
within, the town centre making it easier
to access shops and other town centre
services

Gender

√

Improved and safer access to, and
within, the town centre making it easier
to access shops and other town centre
services

(tick)

What is the impact?

(tick)

Mitigating actions proposed (to
address adverse impact)

Improved and safer access to, and
within, the town centre making it easier
to access shops and other town centre
services.

Gender reassignment

√

Marital and civil
partnership status

√

5

A positive impact is where one or more group or groups of people are put at an advantage by the way a particular policy or procedure is carried out. A
positive impact may also occur where a particular policy or procedure will contribute to promoting equality, equal opportunities or improving relations within
equality target groups.
6

An adverse impact is where one or more group or groups of people are put at a disadvantage by the way a particular policy or procedure is carried out. For
example, disabled or elderly people, or people living in very isolated rural areas may struggle to use wheelie bins as easily as other people.
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Equality group

Positive Adverse Neutral
(tick)

Pregnancy and
maternity
Race and minority
ethnic groups

(tick)

√

√

Sexual orientation

√

People in rural areas

√
√

Mitigating actions proposed (to
address adverse impact)

Improved and safer access to, and
within, the town centre making it easier
to access shops and other town centre
services

Religion and/or belief
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People on low
incomes

What is the impact?

(tick)
√

Improved and safer access to, and
within, the town centre making it easier
to access shops and other town centre
services

8. Are the adverse impacts justified? If they are, explain in what way. For example: disproportionate costs, legislative constraints.
No adverse impacts identified.
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EIA completion
Date completed:

14 February 2022

Lead officer:

K Kerrigan

Head of Service:

K Kerrigan – Programme Director

Please forward an electronic copy of this completed assessment to: policy@allerdale.gov.uk
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Glossary
Age: This refers to a person having a particular age (for example, 32 year-olds) or being within an age group (for example, 18-30
year-olds).
Disability: A person has a disability if s/he has a physical or mental impairment which has a substantial and long-term adverse
effect on their ability to carry out normal day-to-day activities. Includes: Physical/sensory disability; Mental Health; Learning
disability.
Gender: This refers to a person being either male or female.
Gender reassignment: This is the process of transitioning from one sex to another, considered a personal process rather than a
medical one and it does not require someone to undergo medical treatment in order to be protected.
Marital and civil partnership: Legal recognition of a same-sex couple’s relationship. Civil partners must be treated the same as
married couples on a range of legal matters.
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Maternity: The period after giving birth. It is linked to maternity leave in the employment context. In the non-work context,
protection against maternity discrimination is for 26 weeks after giving birth, including as a result of breastfeeding.
Race: It refers to a group of people defined by their colour, nationality (including citizenship), ethnic or national origins. Includes,
Asian, Black and White minority ethnic groups inc. Eastern Europeans, Irish people and Gypsy Travellers.
Religion or belief: “Religion” means any religion, including a reference to a lack of religion. “Belief” includes religious and
philosophical beliefs including lack of belief (for example, Atheism). The category includes, Christianity, Islam, Judaism, Hinduism,
Buddhism, and non-religious beliefs such as Humanism.
Sexual orientation: This is whether a person's sexual attraction is towards their own sex, the opposite sex or to both sexes.
Rurality: Allerdale is defined as ‘Rural-80’ – this means we have at least 80 percent of our population in rural settlements and
larger market towns.

24

Equality Impact Assessment Form
An Equality Impact Assessment is a way of examining how different communities or groups of people will be affected by a current
or proposed service, policy or project. It helps identify ways of removing or reducing any adverse or negative impacts and with
developing an action plan for ensuring the service, policy or project has the most positive outcomes for our communities.
Equality Impact Assessments consider a range of issues in relation to equality groups. The Public Sector Equality Duty focuses on
a set of protected characteristics which can be used as a tool to help us understand how our services will impact on our
communities.
The Equality Duty covers the following 9 protected characteristics:
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Age, disability, gender reassignment, pregnancy and maternity, race, religion and belief, sex, sexual orientation, marriage
and civil partnership (only in the respect of the requirement of the general duty to have due regard to the need to eliminate
discrimination)
The Council has also chosen to consider rurality and socio economic status as part of its Impact Assessments.

EIA title: What service change, policy or project are you assessing?
Workington Town Deal – Sports Village

25

1. What is the purpose of this service change, policy or project?

The project aims to build on existing sports and leisure facilities to create a multi-purpose sports village that will provide high quality
inclusive and accessible sporting facilities for community and professional clubs that will be sustainable in the long term.

2. How does it contribute to the priorities and objectives in our Council Plan?
The project contributes to a number of the priorities and objectives of the Council Strategy 2020-2030 and in particular the
following:
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A cleaner, greener Allerdale
• Improve and protect our open spaces and green infrastructure
Invest to grow
• Use our asset portfolio to create new or different opportunities
• Work with partner on key economic sites and opportunities
Thriving towns and villages
• Give people a reason to visit our towns (festivals, events, cultural and sporting activities, markets)
Resilient communities
• Promote healthy active lifestyles

3. Who is likely to be affected by the service change, policy or project? For example: all residents, young people, people with
disabilities.
The project has the potential to impact on all sections of the community through improved access to sports facilities and increased
participation in sport.

26

4. What information and evidence have you used to support your findings on impacts? List any consultation or
engagement undertaken. For example: customer monitoring data, customer profiles, demographic information, survey results,
customer feedback outcomes of consultation exercises.

Public consultation relating to the Workington Town Deal demonstrated that 87% of respondents were supportive of this project.
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5. How can this service, service change, policy or project help us to meet our equalities duties? For example: by engaging
young people, promoting good race relations or targeting services to meet the needs of older people.

The project proposes to replace two existing, outdated, sports stadia with a new stadium built to current standards which will
improve access for disabled spectators and participants and for users with limited mobility. The project will benefit all sections of
the community through improved access to sporting facilities both in terms of the standard of facility that is available and improved
opportunities for participation through the community programmes of the sporting clubs involved. This is likely to include youth
teams, ladies teams, disabled participation and increased opportunities for older people e.g. through walking football.

6. Are there any known equalities issues relating to this service, service change, policy or project that have been raised
outside of Allerdale? For example, by other councils, or through national research.

None known
27
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7. Impact and action plan
Use the table below to indicate whether the service change, policy or project is likely to have a positive7, adverse8 or neutral impact
on each of the groups listed and what that impact is. (See glossary below for definitions)
You also need to indicate what actions or provisions you have put in place, or propose to put in place, to ensure you address the
adverse impacts identified.
Equality group

Positive Adverse Neutral

Age

(tick)
√

(tick)

What is the impact?

(tick)

Mitigating actions proposed (to
address adverse impact)

Improved access to sport, recreation
and leisure facilities.
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Increased opportunities for
participation in sport for all ranges from
youth participation through to activities
aimed at older people e.g. walking
football.

Disability

√

Improved access to new facilities built
to current accessibility standards.
Increase opportunities for participation
in sport.

Gender

Gender reassignment

√

Increased opportunities for
participation in sport.
√

7

A positive impact is where one or more group or groups of people are put at an advantage by the way a particular policy or procedure is carried out. A
positive impact may also occur where a particular policy or procedure will contribute to promoting equality, equal opportunities or improving relations within
equality target groups.
8

An adverse impact is where one or more group or groups of people are put at a disadvantage by the way a particular policy or procedure is carried out. For
example, disabled or elderly people, or people living in very isolated rural areas may struggle to use wheelie bins as easily as other people.
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Equality group

Positive Adverse Neutral
(tick)

Marital and civil
partnership status
Pregnancy and
maternity
Race and minority
ethnic groups

(tick)

What is the impact?

(tick)

Mitigating actions proposed (to
address adverse impact)

√
√
√

Increased opportunities for
participation in sport.

Religion and/or belief

√

Sexual orientation

√
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People in rural areas

√

Increase opportunities for participation
in sport for residents in the surrounding
rural areas.

People on low
incomes

√

Increased opportunities for
participation in sport through
community development programmes.

8. Are the adverse impacts justified? If they are, explain in what way. For example: disproportionate costs, legislative constraints.

No adverse impacts identified.

30

EIA completion
Date completed:

14 February 2022

Lead officer:

K Kerrigan

Head of Service:

K Kerrigan – Programme Director

Please forward an electronic copy of this completed assessment to: policy@allerdale.gov.uk
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Glossary
Age: This refers to a person having a particular age (for example, 32 year-olds) or being within an age group (for example, 18-30
year-olds).
Disability: A person has a disability if s/he has a physical or mental impairment which has a substantial and long-term adverse
effect on their ability to carry out normal day-to-day activities. Includes: Physical/sensory disability; Mental Health; Learning
disability.
Gender: This refers to a person being either male or female.
Gender reassignment: This is the process of transitioning from one sex to another, considered a personal process rather than a
medical one and it does not require someone to undergo medical treatment in order to be protected.
Marital and civil partnership: Legal recognition of a same-sex couple’s relationship. Civil partners must be treated the same as
married couples on a range of legal matters.
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Maternity: The period after giving birth. It is linked to maternity leave in the employment context. In the non-work context,
protection against maternity discrimination is for 26 weeks after giving birth, including as a result of breastfeeding.
Race: It refers to a group of people defined by their colour, nationality (including citizenship), ethnic or national origins. Includes,
Asian, Black and White minority ethnic groups inc. Eastern Europeans, Irish people and Gypsy Travellers.
Religion or belief: “Religion” means any religion, including a reference to a lack of religion. “Belief” includes religious and
philosophical beliefs including lack of belief (for example, Atheism). The category includes, Christianity, Islam, Judaism, Hinduism,
Buddhism, and non-religious beliefs such as Humanism.
Sexual orientation: This is whether a person's sexual attraction is towards their own sex, the opposite sex or to both sexes.
Rurality: Allerdale is defined as ‘Rural-80’ – this means we have at least 80 percent of our population in rural settlements and
larger market towns.
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Equality Impact Assessment Form
An Equality Impact Assessment is a way of examining how different communities or groups of people will be affected by a current
or proposed service, policy or project. It helps identify ways of removing or reducing any adverse or negative impacts and with
developing an action plan for ensuring the service, policy or project has the most positive outcomes for our communities.
Equality Impact Assessments consider a range of issues in relation to equality groups. The Public Sector Equality Duty focuses on
a set of protected characteristics which can be used as a tool to help us understand how our services will impact on our
communities.
The Equality Duty covers the following 9 protected characteristics:
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Age, disability, gender reassignment, pregnancy and maternity, race, religion and belief, sex, sexual orientation, marriage
and civil partnership (only in the respect of the requirement of the general duty to have due regard to the need to eliminate
discrimination)
The Council has also chosen to consider rurality and socio economic status as part of its Impact Assessments.

EIA title: What service change, policy or project are you assessing?
Workington Town Deal – Innovation Centre and Entrepreneurship Programme
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1. What is the purpose of this service change, policy or project?
The vision for the Workington Innovation Centre is to establish a distinctive, successful and widely recognise focal point for the
incubation and growth of scalable firms with a focus on digital and advanced engineering firms and support the redevelopment of a
key site and the wider regeneration of Workington Town Centre.

2. How does it contribute to the priorities and objectives in our Council Plan?
The project contributes to a number of the priorities and objectives of the Council Strategy 2020-2030 and in particular the
following:

Page 580

A cleaner, greener Allerdale
•
Use our assets to encourage green technology
Invest to grow
•
Use our asset portfolio to create new or different opportunities
•
Utilise key partnerships to stimulate growth
•
Work with partners on key economic sites and opportunities
Thriving towns and villages
•
Support businesses (through future provision of accommodation)
Resilient communities
•
Address inequalities (through improved job opportunities resulting from future development of sites)

3. Who is likely to be affected by the service change, policy or project? For example: all residents, young people, people with
disabilities.
The project has the potential to offer opportunities to all sections of the community through improved access to employment
34

opportunities created via the proposed Innovation Centre and Entrepreneurship Programme. The proposed building will be fully
accessible in line with current legislative requirements.

4. What information and evidence have you used to support your findings on impacts? List any consultation or
engagement undertaken. For example: customer monitoring data, customer profiles, demographic information, survey results,
customer feedback outcomes of consultation exercises.

Public consultation in relation to the Workington Town Deal demonstrated that 55% of respondents were supportive of the project.
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5. How can this service, service change, policy or project help us to meet our equalities duties? For example: by engaging
young people, promoting good race relations or targeting services to meet the needs of older people.

The project aims to support the creation and development of new businesses and create employment opportunities for all sections
of the community. The creation of an entrepreneurship programme provides an opportunity to target support at particular sections
of the community e.g. young people, if required.

6. Are there any known equalities issues relating to this service, service change, policy or project that have been raised
outside of Allerdale? For example, by other councils, or through national research.
35

None known.
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7. Impact and action plan
Use the table below to indicate whether the service change, policy or project is likely to have a positive9, adverse10 or neutral
impact on each of the groups listed and what that impact is. (See glossary below for definitions)
You also need to indicate what actions or provisions you have put in place, or propose to put in place, to ensure you address the
adverse impacts identified.
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Equality group

Positive Adverse Neutral

Age

(tick)
√

Disability

√

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly

Gender

√

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly

(tick)

What is the impact?

(tick)

Mitigating actions proposed (to
address adverse impact)

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly

Gender reassignment

√

Marital and civil
partnership status

√

9

A positive impact is where one or more group or groups of people are put at an advantage by the way a particular policy or procedure is carried out. A
positive impact may also occur where a particular policy or procedure will contribute to promoting equality, equal opportunities or improving relations within
equality target groups.
10

An adverse impact is where one or more group or groups of people are put at a disadvantage by the way a particular policy or procedure is carried out.
For example, disabled or elderly people, or people living in very isolated rural areas may struggle to use wheelie bins as easily as other people.
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Equality group

Positive Adverse Neutral
(tick)

Pregnancy and
maternity
Race and minority
ethnic groups

(tick)

What is the impact?

(tick)
√

√

Mitigating actions proposed (to
address adverse impact)

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly

Religion and/or belief

√

Sexual orientation

√
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People in rural areas

√

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly therefore creating potential
opportunities for people in surrounding
rural areas.

People on low
incomes

√

Supports economic growth and
therefore improved employment
opportunities either directly or
indirectly

8. Are the adverse impacts justified? If they are, explain in what way. For example: disproportionate costs, legislative constraints.
No adverse impacts identified.
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EIA completion
Date completed:

14 February 2022

Lead officer:

K Kerrigan

Head of Service:

K Kerrigan – Programme Director

Please forward an electronic copy of this completed assessment to: policy@allerdale.gov.uk
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Glossary
Age: This refers to a person having a particular age (for example, 32 year-olds) or being within an age group (for example, 18-30
year-olds).
Disability: A person has a disability if s/he has a physical or mental impairment which has a substantial and long-term adverse
effect on their ability to carry out normal day-to-day activities. Includes: Physical/sensory disability; Mental Health; Learning
disability.
Gender: This refers to a person being either male or female.
Gender reassignment: This is the process of transitioning from one sex to another, considered a personal process rather than a
medical one and it does not require someone to undergo medical treatment in order to be protected.
Marital and civil partnership: Legal recognition of a same-sex couple’s relationship. Civil partners must be treated the same as
married couples on a range of legal matters.
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Maternity: The period after giving birth. It is linked to maternity leave in the employment context. In the non-work context,
protection against maternity discrimination is for 26 weeks after giving birth, including as a result of breastfeeding.
Race: It refers to a group of people defined by their colour, nationality (including citizenship), ethnic or national origins. Includes,
Asian, Black and White minority ethnic groups inc. Eastern Europeans, Irish people and Gypsy Travellers.
Religion or belief: “Religion” means any religion, including a reference to a lack of religion. “Belief” includes religious and
philosophical beliefs including lack of belief (for example, Atheism). The category includes, Christianity, Islam, Judaism, Hinduism,
Buddhism, and non-religious beliefs such as Humanism.
Sexual orientation: This is whether a person's sexual attraction is towards their own sex, the opposite sex or to both sexes.
Rurality: Allerdale is defined as ‘Rural-80’ – this means we have at least 80 percent of our population in rural settlements and
larger market towns.
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