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 Project Status: Green 

 Timeline: Gateway 6, second progress report for construction phase 

 On programme, subject to completion of detailed design of pavilion and 
western space  

 Total Design and Build Budget: £21.4M, of which £18.35M is the capped 
construction cost 

 Spend and commitments to date: £14.2M* of which £11.5M is construction 
cost (see Appendix 2) 

 
* includes commitments of £5.4M 
 
Since Gateway 5 approval was received, detailed design and construction have 
proceeded in parallel.  
 
Significant progress has been made, with a number of key construction stages 
now complete.  
 
As agreed at Gateway 5, the construction cost is capped at £18.35M. In the event 
that scheme costs are forecast to exceed this cap, Officers will review the scheme 
specification to identify cost reductions that will bring the project within budget.  
 
It is recommended that:  
 

 Members note the contents of this report 
 

 
Main Report 

 

1. Reporting 
period 

1.1 December 2015 to May 2015 inclusive 

2. Progress to 
date 

2.1 The Aldgate project is by far the largest project that the 
Department of the Built Environment (DBE) has undertaken; in terms 
of its complexity, its cost, and the sheer number of stakeholders that 



 

are involved. In spite of these challenges, the project is still on-
programme and progressing well.  

2.2 As reported in both the Gateway 4/5 report, and in the previous 
progress report, owing to the size of the project, it is being 
constructed in a phased manner.  Because of this approach, it is has 
been possible to complete the detailed design of future phases in 
parallel with the construction.   

Programming 

2.3 As set out in the previous Gateway 6 report, an external 
programmer has been employed to coordinate the Aldgate works 
with the various other third party projects in the area, such as 
National Gas Grid (NGG) and Transport for London’s (TfL) Cycle 
Superhighway Three (CS3).  

2.4 The programmer has been able to provide senior management 
with a weekly snapshot of project progress which allows 
management to focus upon key programme risks. An example of the 
weekly snapshot is given in Appendix 1.  

2.5 Since commencement of the work, it has been difficult to 
coordinate our work with the NGG renewal work at Aldgate. This has 
led to certain work phases being delayed, whilst other work phases 
have been accelerated in order to ensure that the overall project 
programme can be met.  

2.6 It should be noted that as neither the pavilion nor the western 
space designs are complete, the construction program for each item 
is not completely fixed. However, we believe that sufficient allowance 
for each item has been made within the existing programme.  

Key risk:  

2.7 A particular risk to the programme has been the coordination of 
our works with works being undertaken by TfL. TfL has a significant 
programme of work scheduled to take place across Central London, 
with the Cycle Superhighways programme being particularly 
important. Where Aldgate is concerned, Cycle Superhighway Three 
(CS3, the recently renamed East-West Route) and the upgrade of 
CS2 are relevant as their construction will at times overlap with traffic 
impacts generated by the Aldgate Project. It is important to manage 
the overall network to reduce disruption. This is a TfL responsibility 
and power under the Traffic Management Act 2004.  However, the 
CS3 and CS2 delivery is also a priority to TfL, representing the 
Mayor of London.  TfL does have the power, in certain 
circumstances, to prevent third party works from taking place.  
Furthermore, the Aldgate scheme depends heavily upon TfL funding, 
raising the possibility (albeit remote) of TfL withdrawing funding for 
the scheme.  In addition, without obtaining all remaining TMA 
approvals very soon, there is a risk that Aldgate’s remaining work is 
delayed to facilitate CS3.The City has been working closely with TfL 
to ensure that both our work and NGG’s work can be programmed 
into the wider picture of TfL’s major work programme across Central 



 

London.  

Construction Package Design 

2.8 As the project is being constructed in a phased manner, 
production of the construction package is being phased such that the 
relevant sections of the construction package are prepared in time 
for delivery of each respective construction phase.  

2.9 Individual construction packages for the following are now 
complete: 

 All highways within the scheme; 

 Pedestrian subway exits 2, 8, 9, 11and 18; and 

 The eastern space.  

2.10 The following are currently outstanding but are due by the end 
of July: 

 The western space;  

 The Church gardens; 

 The Churchyard 

 Pedestrian subway exits 4 and 5; and 

 The Pavilion.  

2.11 This will conclude the completion of all construction packages.  

2.12 As a number of the construction packages have yet to be 
completed, it is not possible at present to provide an updated overall 
cost estimate for the project. It is anticipated that this will be provided 
in the next Gateway 6 report.  

2.13 The construction cost for the project was capped at £18.35M in 
the Gateway 5 approval. In the event that the updated cost estimate 
exceeds the cap, officers will review the specification in order to 
reduce costs to beneath the cap.  

Key risk: Design/Construction Pack delays 

2.14 The bulk of the design work for the scheme is complete. 
However, there are still a number of elements that have yet to be 
fully designed. As such, the risk remains that parts of the scheme will 
not be designed to fit with the construction programme.  

2.15 This risk is being mitigated by focussing our design effort upon 
those parts of the scheme that will be constructed earliest. 

Highway Construction 

2.16 Work on Minories has been completed, and the street was 
opened to two-way traffic on 17 May 2015.  

2.17 Work on the south side of Aldgate High Street is almost 
complete. Current work on the eastern side of Houndsditch and the 
north side of Aldgate High Street is due to complete late July and late 
September respectively.  

2.18 Work has commenced on the junction of Mansell Street with 
Aldgate High Street. Demolition of pedestrian subway entrances at 



 

various locations around the gyratory has also begun.  

2.19 By mid-October 2015 Aldgate High Street will be opened to two-
way traffic.  At the same time Duke’s Place and the new western 
space will be shut off to traffic in order to construct the new street 
across the northern end of the western space.  Closing the western 
space to traffic allows large scale utility diversion work to begin 
ahead of a start on the Pavilion construction in November 2015.   

2.20 By mid-December 2015 the carriageway will operate two-way 
on St Botolph Street as well as Aldgate High Street.  The remaining 
highway changes will take place during quarter one of 2016, leaving 
the Project to focus on developing the western space and pavilion 
construction. 

Permissions 

2.21 As noted in the last Gateway 6 report, a number of planning 
permissions were needed in order to complete the scheme. These 
involved Planning Permission for the Pavilion building and new 
space, Scheduled Monument Consent for working above the London 
Wall, and a Faculty from the Church of England in order to undertake 
works to the Churchyard. 

2.22 An important element of the design is how the sub-surface 
remains of the London Wall should be demarked at surface level. 
The project team has worked with Historic England and the City’s 
Planning Division to agree that the wall be demarcated by use of a 
gently contrasting paving colour or material. A representative of 
Historic England and the Planning Division will work with Highways 
to develop the final detailed design. 

2.23 All necessary permissions have now been granted.  

Pavilion – design and construction 

2.24 Following revisions to the baseline programme, construction of 
the pavilion will now commence in Mid-November 2015 and will be 
completed by the end of July ‘16.  The Pavilion sits within the overall 
Aldgate scheme, all elements of its procurement are being managed 
by the City Surveyor.  

2.25 Following completion of a key element of the NGG 
infrastructure, at the end of June 2015 the pavilion contractor (Kier) 
will be carrying out site investigation works to establish the most 
effective means of constructing the link to the existing subway.  This 
will allow the completion of the preliminary design in July 2015 and 
subsequently the confirmation of the contract price in October 2015.   

2.26 The sub-contractor who will be producing the weathered steel 
envelope has been appointed to carry out design development work.  

Key risks:  

2.27 The building will be a fully functional café, so must be able to 
meet the needs of the concessionaire. The risk that the design does 
not meet functional requirements is being mitigated by ensuring that 



 

the potential concessionaires have had an input to the design 
process. 

2.28 The construction market is particularly busy at present, so the 
risk arises that there may be spikes in terms of the costs of materials, 
labour and professional services.  

2.29 This risk is being managed through a cost monitoring exercise 
being undertaken by a Quantity Surveyor. 

Pavilion - Operator Procurement 

2.30 Procurement of the pavilion Operator is being managed by 
Community and Children’s Services (CCS), in accordance with the 
wider aspirations for the project.  

2.31 CCS have invited six potential social enterprise providers to bid 
for the management of the Pavilion and Café. The six bidders were 
invited to meet with a broad range of stakeholders including 
representatives of residents, businesses, Sir John Cass’s Foundation 
Primary School, St. Botolph without Aldgate Church and other local 
voluntary organisations and were asked to submit a bid in April 2015. 

2.32 Officers made an initial evaluation of the bids received and 
shortlisted three organisations. Subsequent to this, one of these 
organisations withdrew their tender.  

2.33 The two remaining organisations were invited to clarification 
meetings with officers, offered a one to one meeting with the 
architect to discuss elements of the pavilion design in more detail, 
and asked to make a presentation about their vision for the pavilion 
and the additional social value elements of their bid (the City already 
requires a commitment to local employment, apprentices, lower cost 
food offers for residents and volunteering) to representatives from 
the stakeholder groups they met at the start of the process in March. 

2.34 The presentations were held on 19 May 2015 in cafés already 
run by the two bidders and they have now been asked to submit any 
variations to their initial bid resulting from the meetings and 
presentations by 17 June 2015. Officers will re-evaluate the final bids 
by the end of June and final approval of the successful tenderer will 
be made by the Community and Children’s Services Committee. 

Key risk: 

2.35 It is anticipated that profits generated by the pavilion will be 
used to contribute towards revenue cost increases for the City 
resulting from the provision of the new pavilion (and associated 
public space).   

2.36 There is a risk that the operator procured, or the operators 
approached to tender for the pavilion end user lease, do not meet the 
financial or operational objectives of the Project.  

Arts, Events and Play Strategy 

2.37 The Arts, Events and Play Strategy has been produced 



 

including a structure describing how the process is envisaged to 
operate and identifies the type of specialist resource that is 
anticipated to be required to effectively identify opportunities and 
deliver the strategy. 

2.38 In addition, several specific events and activities have been 
identified to be delivered in coordination with the ongoing delivery of 
the Aldgate work. 

Communications 

2. 39 The communications strategy employs a combination of weekly 
project updates communicated via the E-bulletin, letter-drops to 
affected properties, and a programme of regular outreach events.  

2.40 The E-bulletin has proven to be an extremely useful way of 
keeping the public up to date on scheme progress. The subscription 
list for the E-bulletin now sits at 537 subscribers.  

2.41 The communications officers monitor and track the public’s 
reaction to the scheme. For example, we know that on average, we 
receive 11 general queries about the scheme per month, with a 
further four complaints per month about the scheme. Compliments 
are fewer, but on average we receive three a month. 

CCS Award 

2.42 At the May 2015 Considerate Contractor Scheme Awards 
ceremony, JB Riney’s Aldgate Project Manager, Steve Clarke, and 
the Aldgate communications team won the award for Demonstrating 
Excellence in Stakeholder Consultation. 

2.43 Specific outreach events in the last six months have included: 

The Primary School Road Safety Day 

2.44 This educational event was focussed upon various aspects of 
road safety, but also touched upon areas such as safety around 
building sites. Contractors currently employed in the Aldgate area 
provided demonstrations that were both educational and 
entertaining, as contractors brought construction equipment and 
large vehicles for children to interact with. The event was also 
attended by the City of London Police and several local Members.  

Newham Council Workshop 

2.45 Newham Council is about to embark upon the Stratford Central 
Scheme, a project which bears many similarities to Aldgate. TfL 
asked the City to organise a workshop for Newham Council to share 
lessons learned from the Aldgate Project.  

2.46 The City shared how highway and urban realm designs for the 
project were shaped through consultation with a wide range of local 
stakeholders. The designs were based on an analysis of the 
challenges and constraints faced by pedestrians, motorists, cyclists 
and bus passengers in the area. The project’s objectives were given 
credit in being vital in the early stages of development and providing 



 

a pillar for the entire scheme. The theme of communication and 
engagement with the local area was essential to avoid alienating 
those most affected by the changes. 

Finance & Funding 

 Spend/Commitments to Gateway 5: £3.3M 

 Spend since Gateway 5: £5.5M (plus a further £5.4M 
commitments) 

 Therefore, total expenditure to date: £8.8M (plus £5.4M 
commitments)  

 Monitoring budgets will need to be reviewed in light of 
acceptance of the TfL led cycle trail; and 

 Increases in revenue costs are still to be calculated. A further 
Gateway 6 Report will follow on this subject.  

2.47 We are currently in receipt of £12.9M in funds. 73% of the funds 
received so far came from TfL, with the remaining 27% coming from 
S106/S278 funds.  

2.48 In addition to the above, we expect to be in receipt of a further 
£2.5M imminently, as the developers of 100 Bishopsgate have 
advised that they are about to implement their development. This will 
bring the total funds received to £15.4M, sufficient to cover all of our 
current expenditure and commitments.  

2.49 Since the previous Gateway 6 report, a full review of other 
S106/S278 funds that may be expended on the project has been 
undertaken by the Comptrollers, which has identified £6.9M of 
S106/S278 funds that have been received which could potentially be 
expended at Aldgate. Officers are now evaluating the individual 
S106/S278 agreements with a view to establishing which funds 
would be most appropriate to draw upon for the project. The funding 
position can be summarised as follows:  

 Funds currently allocated and received £12.9M 

 Additional funding about to be received: £2.5M 

 Other received funds which could potentially be allocated: 
£6.9M 

 Total: £22.1M 

Overall Scheme Cost Estimates 

2.50 Until the entire scheme is designed, it is not possible to produce 
a final cost estimate for the scheme.  

2.51 Officers are mindful of the £18.35M cap that has been placed 
upon the construction cost for the scheme. In the event that the 
construction cost looks likely to exceed this cap, officers will conduct 
a value-engineering exercise to identify elements of the scheme that 
could be changed in order to reduce overall costs to below the 
capped value.  

 



 

Lessons Learnt So Far 

2.52 Lessons are regularly being captured throughout the project.   

1. Communications 

2.53 The value of our communications activity has already been set 
out – the CCS Award provides further validation of our approach to 
communications on the project.  

2. Importance of Staff Continuity 

2.54 It has become clear that those areas of the project which have 
been consistently resourced by the same staff from design through to 
construction have benefitted immensely from this continuity. A 
particular example would be the production of the construction 
packages, which were viewed as a high risk item earlier in the 
project, but which have now more than caught up with the project 
programme.  

2.55 By contrast, both the Structures and Public Realm elements of 
the project have experienced a number of changes in key personnel 
which have led to delays in each of those elements of the project.  

3. Next steps 
3.1 In addition to continuing with the design/construction processes, 
work will begin on the following: 
 

 Assessment of whether a Public Space Protection Order 
should be proposed for the church gardens. If so, an 
assessment of how this would be progressed will be 
undertaken.  

 The church of St Botolph Without Aldgate is considering a 
development of their church assets. It will be necessary to 
evaluate what implications this may have for the scheme (if 
any).  

 Assessment of whether a stopping up order will be required 
for the pavilion, or whether it will be licensed as a highway 
amenity.  

 

3.2 Whilst another progress report will be submitted to Members in 
six months, an interim report will be submitted if any other significant 
new issues arise.   

 
Appendices 

Appendix 1 Sample Weekly construction programme snapshot 

Appendix 2 Finance Summary Table 
 
Contact 

Report Author Jon Wallace 

Email Address Jon.wallace@cityoflondon.gov.uk 

Telephone Number 020 7314 1589 

 

mailto:Jon.wallace@cityoflondon.gov.uk

