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PROPERTY AS A CATALYST
LEVERAGING PROPERTY FOR BUSINESS AND ECONOMIC CHANGE

“The challenge of delivering a centrally managed ‘back-office’ estate – driven by service 
requirements yet providing a strategic corporate asset – is a daunting task for any 
organisation. I urge you to make a bold decision and embark on a similar programme to 
the one that has been so successful for us in Birmingham.”

Here at Birmingham City Council we have transformed the way we deliver services to 
our 1.1 million citizens making £100 million of savings along the way. Together with our 
external transformation team we have introduced new ways of working and modernised 
our back office culture and buildings.

The starting point was a portfolio of disparate, fragmented and low quality buildings. We 
had worked like this for longer than I care to remember. It really hit me when our interior 
design consultant remarked “Coming to your offices is like walking onto the set of Life on 
Mars – you’re trapped in a time warp circa 1973!”

Our property is now driven by our business needs as colleagues choose how and where 
to work to deliver services. The work we have done amounts to one of the most significant 
change programmes undertaken by any public sector organisation since the advent of 
Local Government reform in 1972.

IT SHOULDN’T STOP HERE. MY CHALLENGE TO YOU...
BCC is the largest Council in the UK with an annual revenue budget of £3 billion, about 
3% of all UK local authority spending. If all Local Authorities achieved the same as us, 
together we would save £3 billion of cashable benefits over 25 years. 

The Westminster Sustainable Business Forum and the Office of Government Commerce 
estimates that if Central Government replicated our model it would reduce its annual 
running costs by £7 billion per annum. And I’d say that’s a conservative estimate based on 
our experience. 

Savings on such a large and unprecedented scale would make a real difference  
to every citizen in the UK. The national tax burden would be reduced, the economy would 
be stimulated and significant funds could be invested in services to support the most 
vulnerable in the community. 

My challenge to you is to review your property, honestly and openly, and ask whether it’s 
set up to meet your business needs and if you are using it effectively and efficiently. If the 
answer is no I urge you to take the bold decision to undertake a programme similar to the 
one that has been so successful for us in Birmingham.

Although the Government Property Unit and the 
Local Government Association has been supporting 
asset rationalisation since 2010, I fully understand 
the scale of change described in the following pages 
may seem intimidating. But with an inspirational 
vision, passionate leadership and comprehensive 
engagement, you can make a real difference to your 
council, your colleagues and your citizens.

Peter Jones 
Director of Property, Birmingham City Council
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IMAGINE WHAT YOU COULD BUY WITH

£7,000,000,000 

NOT JUST ONCE, BUT EVERY YEAR...

46,000
NEW-BUILD HOMES

13
BRAND NEW HOSPITALS MILES OF RESURFACED ROADS

54,000350,000
ADDITIONAL NURSES
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In 2006 Birmingham City Council (BCC), Europe’s largest local authority 
with over 1 million customers and 55,000 staff, undertook the boldest 
revision of their office estate for a generation. Walking into an office  
was like stepping onto the set of BBC’s Life on Mars. The buildings  
were trapped in a time warp circa 1973.

Taking seven years to complete, the programme reinvented  
where, when and how BCC did business.

This is the story of BCC’s award-winning change programme  
in the words of the people who made it happen.
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THE OPPORTUNITY
MUCH MORE THAN BRICKS AND MORTAR

“In 2006 Birmingham City Council faced a large, disjointed back-office portfolio, unevenly distributed 
across the city. Work space had been acquired organically over time, with buildings being ‘owned’ and 
managed by the occupying Directorates. Many, if not the majority, of the workplaces were under-utilised, 
poorly maintained, expensive to run and not fit-for-purpose.” 

David Fletcher, Birmingham City Council

At the highest level the need for change had to be recognised if the Council was to 
transform its approach to serving the needs of the people of Birmingham.

It was evident that the programme needed to focus on more than just bricks and mortar. 
In fact, as well as transforming its buildings, it needed to be a people focused programme 
that was revolutionary: introducing new ways of working, flexibility and more visible, 
interactive management.

To this extent it was at the core of our efforts to build a collaborative, professional and 
social office community.

The Council created the Central Administrative Buildings (CAB) programme to 
implement this vision. Working in partnership with a number of other cross-cutting 
Business Transformation programmes, CAB aimed to move Birmingham City Council 
into the 21st Century.

It is the realisation of this community that marks the real success of the programme.

PARTNERING FOR SUCCESS
At a very early stage, the Council recognised the scale of the project and understood that 
it required a short term injection of specific expertise, knowledge and capacity to help drive 
the programme. A consultant project team was appointed to work in close partnership 
with the Council team, comprising:

Telereal Trillium, with its background of portfolio and 
workplace transformation and its strength in financial 
modelling and management

Customer Plus, bringing their expertise in employee 
engagement and stakeholder communications

Squaredot, providing expertise in the functionality,  
look, feel and branding of workplaces

Associated Architects, who designed the new and 
refurbished buildings

Under the programme level direction of Telereal Trillium, the team worked closely 
throughout the programme, from developing the strategic vision, creating the architectural 
and fit out designs, engaging stakeholders and taking them through very extensive change 
management, to measuring the outcomes and benefits. Without this level of expertise, 
knowledge and close collaboration, the project outcomes could have been very different.
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1. 
LOWER PROPERTY  
RUNNING COSTS
To achieve value for money through a 
portfolio that is sustainable, conducive to 
productivity and flexible enough to meet 
the needs of services now and in the future 

2. 
IMPROVED WORKPLACES  
AND WORK STYLES
To provide a portfolio of buildings in optimal 
locations, fitted out to create a modern 
working environment, maximising the use 
of space and support agile working 

3. 
SUPPORTING AN IMPROVED 
CUSTOMER SERVICE
Provide better and more efficient 
workplaces to help Council staff better 
meet the needs of the citizens of 
Birmingham

4. 
GREATER  
SUSTAINABILITY
To provide workplaces and introduce new 
work styles that supports the Council’s 
sustainability target, a reduction of 60% 
CO2 by 2026

The first challenge faced was to develop a compelling business case. 
The business case was built on a solid foundation which included 
the analysis of the costs and benefits from both estate rationalisation 
and development of service delivery. The four main deliverables were 
monitored and managed throughout the programme.

£100m
CASHABLE SAVINGS

78 TO 8 OFFICES
IMPROVED SERVICES  
FOR 1.1 MILLION CITIZENS

CO2

60%

OVER 10,000 
EMPLOYEES 
INTRODUCED 
TO NEW WAYS 
OF WORKING

THE VISION
To deliver a modern, flexible, efficient and cost effective 
workplace for staff, which will facilitate new working 
practices, improve service delivery and act as a catalyst 
for culture change.
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PROJECT TIMELINE
KEY MILESTONES OF THE JOURNEY

Approvals Project Team 
Appointment

Buildings  
Completed

Key Leasehold 
Disposals

Key Freehold 
Disposals

Awards

 

New Aston 
House

Opening of a 
workplace  

for Children, 
Young People 
and Families 

with designated 
front facing 

and back office 
facilities

2006 2007 2008 2009 2010 2011 2012 2013

10 Woodcock 
Street 

business case 
approved and 
construction  

works 
commence

1 Lancaster 
Circus wins the 
British Council  

for Offices 
Midlands  

and East Anglia 
Refurbished/

Recycled 
Workplace 

Award

10 Woodcock 
Street wins the 
British Council  

for Offices 
National  

Corporate 
Workplace 

Award

Council House  
Executive Zone
Implementation 

of the CAB 
strategic vision  

for the 
Council’s 

executive team 
in a Grade I 

listed building

10 Woodcock 
Street wins the 
British Council 

for Offices 
Midlands and 
East Anglia 
Corporate 
Workplace 

Award

1 Lancaster 
Circus  

is officially 
opened  

after an 18 
month  

refurbishment 
project

Opening of  
10 Woodcock 

Street the 
Council’s 
flagship 

workplace

Erdington Area 
Office

The first 
freehold 

disposal for  
the CAB 

programme 

Alpha Tower
Successful 

lease exit from 
12 floors of  
the building

Successful sale 
of Silvermere 

Centre in 
a difficult 
economic 

climate

Successful 
disposal  

of Portland 
Centre

Norfolk House
The last of the 

major CAB 
leasehold  
offices is 

disposed of

Lifford House  
wins the British 

Council  
for Offices 
Midlands  

and East Anglia  
Fit Out of 

Workplace  
Award

Council 
House – 

The Pilot was 
created to 

demonstrate,  
test and 
develop  
the new 

workplaces

Lifford House
Opened 
following  

a successful 
fit out

Blakelands 
House

The first 
leasehold 
disposal

Partnering for 
success 

The project 
team  

is appointed:
Associated 
Architects

Customer Plus
Squaredot

Telereal Trillium

Full Business 
Case approved

Revised Full  
Business Case

The Strategic 
Vision is 

launched and 
promoted 
through a 

set of 
Policy and 
Standard 

documents

Outline 
Business  

Case 
approved, 
the CAB 

programme
is created

Sutton New 
Road

The first new  
workplace 

opens
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A COMPLEX PUZZLE
PUTTING THE PIECES TOGETHER

“Our role here in Birmingham was to assist the Council in translating its property transformation concept, which 
had limited stakeholder awareness or buy-in, into a fully supported and approved project and then deliver it.”

Mark Hackney, Telereal Trillium

PLANNING THE TRANSFORMATION
A programme of this complexity, with so many moving parts and dependencies, required 
the involvement of a business partner that understood the concepts and theory behind 
workplace and workforce transformation and had an extensive experience of dealing with 
change on such a significant scale. Gaining approval and buy-in for the initial property 
transformation concept needed a clear governance and development structure:

•  An engagement plan to obtain senior stakeholder buy-in to the vision

•  Explanation of the strategic vision through a published document,  
‘Property – the catalyst for strategic change’

•  A published set of Policies and Standards for the provision, allocation and 
management of office space

•  Development of agile working policies, standards and guidance packs based on 
extensive engagement with employees

•  A transformation programme designed to maximise the shared use of work space

•  Evaluation of the existing estate to understand occupant and space requirements, 
lease exit and freehold disposal opportunities, and a review of maintenance liabilities

•  Establishing the best strategic fit to optimise supply versus demand  
and implementation costs versus cashable benefits

DELIVERING ON COMPLEXITY
After securing buy-in and approval the programme moved into the delivery phase. Many 
of the activities involved in delivery can be ‘off the radar’ during the planning stage – the 
external project team ensured all risks were captured and mitigated so delivery could 
overcome all anticipated challenges:

•  Continuous stakeholder account management to maintain strong strategic and 
operational working arrangements throughout the life of the project

•  Reviewing the Council’s procurement options and making recommendations for a 
supply chain to deliver the circa £70 million construction capital works programme

•  Overseeing the Council’s in-house construction supply chain during the planning, 
design and delivery of all new build and refurbishments

•  Migration planning and management of over 11,000 people moves

•  Lease exit and dilapidations management for circa 50 lease events with a dilapidations 
budget of £4.5 million, ensuring that all opportunities to mitigate cost and risk were 
realised

•  Clearing and closing down all vacated properties to meet, where required, lease breaks

9
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Like many public sector organisations, Birmingham City Council recognised that it 
needed to become less inwardly focused, and less hierarchical. Individual Directorates still 
operated in ‘silos’; too much emphasis was placed on administering the business and too 
little on serving the needs of the citizens of Birmingham.

The most significant hurdle to overcome would be persuading senior decision makers 
that radical change to property, people and technology was needed if it was to meet its 
overarching business transformation objectives.

The Council’s strategic objectives were summarised in a published ‘Vision’ document, 
entitled ‘Property – the Catalyst for Change’, which linked business planning, 
organisational change, customer service improvements, and cost efficiencies with the 
transformation of the office estate – explaining in clear and simple terms why change 
was important and why the status quo was not an option. The ‘Vision’ document was 
supported by a more detailed ‘Policies and Standards’ document, which set out how 
buildings and space would be provided, allocated and managed as a shared, non-
territorial facility.

These documents were used extensively in partnership with the Council’s HR and ICT 
teams to gain acknowledgement, understanding and buy-in from stakeholder groups 
within the Council.

DRIVING CHANGE
TURNING AN ASPIRATION INTO A REALITY 

“Effective partnering with the Directorates from the inception of the programme was a critical factor 
in driving change. The fundamental principle – we are doing this ‘for and with you’ rather than doing 
this ‘to you’ – was key to gaining trust, collaboration and buy-in throughout the organisation.”

Mark Hackney, Telereal Trillium
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A WORK SPACE DRIVEN BY SERVICE REQUIREMENTS
To simply change the layouts of floorplates to squeeze more desks into less space would 
not pass muster. With most employees engaging in office-based ‘knowledge work’ a 
dense, open plan environment would be a difficult place to concentrate, contemplate and 
collaborate. Work is best done in a setting that suits the task – therefore workspace design 
is driven by service requirements and the instinctive working needs of the worker/user.

LEARNING TO WORK IN NEW SPACES
As well as delivering strong programme and project management for the ‘property’ 
(design, construction, fit out and migration) aspects of the transformation, equal attention 
was paid to ‘change management’, which preceded and continued after the physical 
changes to the property were complete. Using the ‘Vision’ as a starting point, detailed 
engagement with each of the Directorates resulted in the production, agreement and 
regular review of Directorate profiles to ensure that the CAB programme remained fully 
aligned with the changing business needs of the Directorates.
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BEFORE
Operational boundaries

Management by attendance

Trust and empowerment

Collaborative team working

Output focused and flexible

Open plan team work space

Flexible desking

Limited/electronic storage

Break out areas/shared facilities

Flexible communications

Roaming access to ICT

Technology for the job

Predominantly cellular/enclosed

Dedicated desks

Unlimited storage

Local fiefdoms

Fixed telephones

Fixed access to PCs

Local printing

Laptop by status

AFTER

PROPERTY AT THE HEART OF BRINGING ABOUT BUSINESS CULTURE CHANGE
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COMMUNICATION AND ENGAGEMENT
MOVING PEOPLE INTO THE 21ST CENTURY

DESIGNING THE PROGRAMME WITH PEOPLE IN MIND
From the beginning this programme was about moving people - physically of course into 
a reduced office estate, but mentally as well. The vision for what the new estate would 
create meant people would have new work styles, not just new buildings.

An extensive engagement process supported colleagues across all areas of the Council 
from the start, and continued through to the close of the programme. Discussions with 
Councillors, management and employees ensured the team understood the Council’s 
business and established how these services would be delivered in the future.

TAKING ON THE CHALLENGE
Senior stakeholders were initially sceptical of the programme, with the most significant 
challenge being to persuade them a radical change to property, people and technology 
was in order. Overcoming this scepticism involved showing stakeholders how an open 
plan environment would work and convincing them that new working practices were 
achievable. These sceptics are now strong advocates of the programme, having been 
won over by the results.

HELPING PEOPLE MAKE THE CHANGE
Drop in sessions, jeans and jumper days and workplace tours all enabled two-way 
communication, while newsletters, move packs and building welcome packs helped 
employees understand and make the change. Staff across every Directorate and service 
are collaborating to deliver better services for the citizens of Birmingham.

“Successful change programmes feature high levels of engagement, communication and mutual 
understanding between those designing, implementing, and affected by the change. You cannot 
make people move - they have to want to move with you.” 

Hayley Walton, Customer Plus

440
WORKPLACE 
TOURS 
ATTENDED 
BY...

8,250
PEOPLE

455
DROP IN 
SESSIONS

255
JEANS AND JUMPERS DAYS

345
YOUR MOVE 
PACKS

7
WORKPLACE 
WELCOME 
PACKS
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Time

CMT, 
Elected 

Members

Service Directors, 
Middle Managers

Employees, 
Trade Unions, 

Other organisations

Elected 
Members, 

CMT

Service Directors, 
Middle Managers

Employees, Trade Unions, 
Other organisations

KEEPING THE CONVERSATION GOING
It is well known that maintaining momentum and interest in change programmes is a 
crucial success factor and a key risk on risk registers everywhere. Engagement started on 
day one and continued through all seven years of the programme across the full mix of 
channels – from conferences and intranet sites to technology taster sessions and even a 
‘Harlem Shake’ video. Communications were designed to:

1. Manage expectations

Minimising impact to employees through understanding each Directorate (their drivers, 
objectives, success factors, constraints and interdependencies)

2. Provide ongoing support

Property Champions were selected to maintain Directorate and manager support; 
provide vital information about Directorates’ current and future operating models, 
workplace requirements and key building information; and liaise with the Council’s senior 
management team.

A CULTURE OF CONTINUOUS LEARNING
Moving 11,000 people across such a huge estate meant learning lessons along the 
way. Engagement engendered a cycle of continuous learning and improvement through 
post-move surveys, post-occupancy surveys and in-depth interviews, and Building User 
Groups provided an ongoing feedback loop.

Over 80% of employees state their new workplace is 
better or much better than their previous workplace.

KEY ACTIVITIES

Engaging with senior managers to set out the vision

Appoint property champions and establish forums

Assess Directorate demand for space

Identify scope for agile working

Identify work families

KEY ACTIVITIES

Space utilisation surveys

Tours of the pilot workspace to capture feedback

Occupier perception (of existing workplace) surveys

‘TOP DOWN’ – INFORMATION GATHERING

‘BOTTOM UP’ – IDENTIFICATION OF REQUIREMENTS
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THE INTERIOR
A WORKPLACE PEOPLE WANT TO WORK IN

SETTING THE STANDARD
We created a set of guidelines to provide a ‘house style’ across the offices, which builds 
on best practice worldwide. The Design Manual influenced and directed the Council’s 
requirements leading to radical change, moving away from the ‘magnolia’ finishes and 
embracing a vibrant and futuristic look and feel within the office spaces. The emphasis 
placed on these consistent standards ensured that value was impressed on the scheme 
at every level and every setting. This space is neither too “showy” nor ostentatious but a 
clear sign that it is a key part of the organisation and a great experience, emphasising the 
positive aspects of the council with a tone of voice that is confident yet measured.

“Nothing quite prepared us for the transformation of Birmingham’s Central Administrative Buildings. 
When we were first appointed as interior designer for Birmingham City Council in 2008 we visited 
one of the existing sites and I thought, “Wow, it’s like walking onto the set of BBC’s Life on Mars!” 
The building, 1 Lancaster Circus, was inexplicably trapped in a time warp circa 1973.”

Kris Krokosz, Squaredot

CHALLENGING THE CURRENT WAY OF WORKING
The places of work where the service is delivered matter to the organisation and should 
reflect what it stands for. Over time, the inflexible estate has given way to new spaces 
that act as a catalyst for cultural change – staff feel valued in the new ‘look and feel’ 
environment and adopt agile working practices, because they can, and because they 
want to.

The open planning rationale is based around a series of zones – “neighbourhoods”, where 
both permanent and agile workers are based and “village greens”, which are the central 
communal facilities incorporating office service centres. 

People are understandably scared of change, because we all like a degree of familiarity. 
The key to this programme’s success was communication and selling the “brave new 
world” to staff, demonstrating that the new horizon was an opportunity to work with more 
freedom and enjoy the benefits that this brings.

The general consensus on the ground is that people have more space than before. In fact, 
workstations have been reduced in size and people have less space, but the floorplate 
is simply more efficient and supported by a greater number of key facilities, be it storage, 
meeting spaces or break areas.
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ARTICULATING THE VISION INTO A BRAVE WORLD OF NEW WORK SETTINGS
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REMEMBERING WHO YOU WORK FOR
It was important to ensure those working at Birmingham City Council were reminded of 
the valuable work they were undertaking for the citizens of Birmingham, and this was 
captured through imagery of ‘customers’ throughout the workplace. The brand values are 
important and apparent the moment you step into reception as the openness allows for 
easy orientation to the final destination.

PLACES TO BE PROUD OF YOUR WORK
The design of the interiors has created a workplace people want to work in. The modern 
design of the offices are a celebration of the Council’s successes with a noteworthy 
reflection of it’s history, heritage and a reminder that it wants to go one better. Staff feel 
proud they work for Birmingham City Council and this pride is invested in the service they 
provide. By transforming the look and feel of the office environment we have transformed 
the approach of staff to their work. 

17



THE CHANGING DEMANDS OF THE ORGANISATION 
Previously, the Council’s property had driven service delivery. Now, service delivery drives 
property. Space is defined according to function rather than grade, with the functional 
needs of occupants dictating the overall need for space and it’s layout. 

This flexible approach means work spaces can change with the organisation, not inhibit 
it. So the workplace becomes an important piece in the bigger jigsaw for the Council to 
serve the ever-changing needs of it’s citizens.

The physical perception of the Council changes as you enter their buildings – the old, 
closed ‘bureau’ perception – has opened up. Enter a Council building now and you will be 
guaranteed good access, a warm welcome, and light and airy spaces. Given that some of 
the recipients of services provided by employees occupying the buildings are some of the 
most vulnerable in Birmingham, this is a very important change of emphasis.

BEFORE

AFTER



THE BUILDINGS
THE FACTS AND FIGURES

LIFFORD HOUSE
Lifford House, is a working environment 
that is functional, versatile and allows the 
spaces to interconnect with each other in a 
free and open way. The significant feature 
of this office is the recycling of a completely 
derelict building that the Council acquired 
and upgraded to provide present day 
standards of efficiency and comfort. The 
investment made in the environment went 
a long way to make staff feel really proud of 
working for Birmingham City Council. 

COUNCIL HOUSE – THE PILOT
The pilot was a fully operational example 
of the Council’s vision for the future work 
environment. Moving from concept to 
reality, the area provided visitors and 
employees with the opportunity to see 
and experience their workplaces of the 
future and provide feedback. For the 
design team it offered the opportunity to 
test, understand and refine the workplace 
strategy and specification.

Number of employees:  743

Number of desks:   486

Year of Completion:   2009

Net Internal Area:   3,916m2

Project Value:   £5,350,000

BREEAM:   Very good

Public access:   Yes

Awards:  
British Council for Offices Midlands and 
East Anglia Fit Out of Workplace Award 
award

 Number of employees:  40

Number of desks:   36

Year of Completion:   2009

Net Internal Area:   348m2

Project Value:   £269,000

BREEAM:   Very good

Public access:   Yes
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1 LANCASTER CIRCUS
1 Lancaster Circus is a clear demonstration 
of what can be done, with a limited 
budget, to deliver significant change in an 
organisation. The building started life as 
a cycle warehouse in the 1950s and the 
original conversion to offices was poor. 
The finished product is open plan with a 
completely flexible layout that can easily 
adapt to changing needs with the scope 
to accommodate public and private sector 
partners.

10 WOODCOCK STREET
10 Woodcock Street is the Council’s 
biggest ever new office construction and 
also the most sustainable building ever 
procured by BCC. The building is cost-
effective, modern and supports a highly 
effective agile working environment that has 
blended fit and function with technology 
and people. 

 Number of employees:  2,267

Number of desks:   1,951

Year of Completion:    2010

Net Internal Area:   17,226m2

Project Value:   £23,000,000

BREEAM:   Very good

Public access:   Yes

Awards:  
British Council for Offices Midlands  
and East Anglia Refurbished/Recycled 
Workplace Award award

 Number of employees:  3,000

Number of desks:   2,210

Year of Completion:    2011

Net Internal Area:   18,300m2

Project Value:   £35,000,000

BREEAM:   Excellent

Public access:   Yes

Awards:  
Built in Quality Award 2012

Office Agent Society Award 2012

British Council for Offices Midlands and 
East Anglia Corporate Workplace Award

British Council for Offices National  
Corporate Workplace Award
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 There is much less isolation than before and a lot more co-operation 
between teams. Having more colleagues here is a real bonus – it’s given us 
more choice in how we deliver services at short notice. This wouldn’t have 
happened in our old office. People are listening and, most importantly, people 
are responding.

Anita Arnold 
Adults and Communities



ARCHITECTURE
MEETING THE NEEDS OF A MODERN, TECHNOLOGICALLY ENABLED OFFICE

THE APPROACH
Birmingham City Council’s aspiration from day one was to deliver a workplace equal to the 
very best corporate office fit outs in the City. There was also a clear imperative to reassess 
energy usage and maintenance costs to achieve savings in line with Government targets 
for reducing CO2 emissions.

From our experience we believe that occupiers need their offices to deliver excellent 
productivity, good value for money and to address the corporate vision of the organisation 
in terms of image, identity and social responsibility – significantly for a new building, 
embodying a responsible approach to sustainability. 

We all spend so much of our lives in workplaces and it’s important that people are at 
the centre of our design thinking. The cost of human resources in offices is the most 
substantial operational expenditure over the life of a building and therefore a small 
increase in productivity can result in significant savings to the cost base of an organisation. 
Careful design can anticipate the needs and demands of occupiers under a wide range 
of headings to promote user comfort and performance at the same time as assisting 
recruitment and retention.

While the initial investment is critical, it is also important to design buildings with a 
considered approach, determining an appropriate balance between capital and 
operational costs over the life of the building. We assessed whole life cycle costs to 
ensure that maintenance, replacement of components and energy costs were all properly 
balanced with the initial capital outlay.    

THE PROCESS
The Council’s brief was the starting point for our design work which was heavily influenced 
by environmental and social concerns. We believe that the key to success of the creation 
of these exciting new workplaces was the process of dialogue and collaboration with the 
Council’s end users and stakeholders.

By the thorough analysis of our client’s brief and research into best practice and 
precedent, we sought to design thoughtful, inspiring and cost-effective buildings and 
interiors which are an inspiration to their users and that will stand the test of time.

“Designing a new workplace for 3,000 people was a challenge – it was more like designing a small town. 
Thinking about spaces and places inside the building was the key to unlocking the solution.”

Matthew Goer, Associated Architects
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 10 Woodcock Street is at the forefront of design, utilising 
modern materials to create a cost effective workplace that rivals any 
other in Birmingham. 

Tabitha Bromfield 
Logistics Manager



10 WOODCOCK STREET
THE FLAGSHIP BUILDING

“Truly a flagship building in every respect, 10 Woodcock Street will have a positive impact on the 
workforce, general public and local residents.”

British Council for Offices National Judging Panel, 2013

10 Woodcock Street is Birmingham City Council’s biggest ever new build office 
construction and also the most sustainable office building ever procured by the 
Council. Home to 3,000 staff relocated from 25 locations, 10 Woodcock Street was 
designed to overcome the deepest ingrained practices of the public sector and 
challenge an outdated, fractured office working environment. 

The new workplace has achieved more than a reversal of these attitudes. It is a live, 
operational community that is the new face of local government in the City.

The working environment now supports a flexible workforce and increased 
collaboration, reflecting the very best in professionalism and equality. The Council has 
already seen significant improvements in employee performance and well being, as 
well as notable cost savings amounting to £7.72m in 2013/14. 

In winning the British Council for Offices National Corporate Workplace Award, the 
judges praised the fact that while walking around, it is apparent that the building goes 
much further than the basic intention of providing a place of work; the various activities 
that are underway mean the place is buzzing with life.

2,210 WORKSTATIONS

3,000 EMPLOYEES

PER WORKSTATION P/A

PER EMPLOYEE P/A

£694

£943
AREA PER 
WORKSTATION

AREA PER 
EMPLOYEE

6.08m2

8.05m2

STAFF 
AGILITY 
RATIO
CIRCA

30%
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10 Woodcock Street is a reference point for Local Government and is based on a 
common strategic plan outlined within detailed “Design, Performance and Specification 
Guidelines” that formed the core reference for the design of the working environment. 

This document stipulated vision and branding requirements, design quality, building 
outline, structural conditions, densities, environmental performance, operation and 
maintenance, internal environments and sample layout diagrams. It also incorporated the 
key objectives of value for money, being an effective and flexible office and meeting the 
operational demands of both the Council and the buildings occupiers.

The design of the floor plan incorporated distinctive neighbourhoods and village greens, 
made up of common functions that bring employees together to meet and socialise. Well 
equipped and highly practical kitchenettes form a core space and focal point on each floor 
that act as a meeting and crossing point for staff from a variety of functions and areas.

The removal of physical barriers, such as individual offices, has ‘opened up’ the workplace 
and removed silo working. There is a high ratio of meeting space with one seat for every 
five people. Office service centres, providing printing, copying, recycling and waste points 
are balanced across the floor plates. 

10 WOODCOCK STREET
DESIGNING A WORKPLACE TO MEET THE NEEDS OF THE ORGANISATION

The requirements of the Council are at the heart of the design of 10 Woodcock Street. 
The design of the new working environment has helped to break down the hierarchy 
of the organisation, promote collaborative working and create a community with pride 
and a shared sense of purpose, ultimately acting as a catalyst for change. 

TOUCHDOWN BENCH

VILLAGE GREEN

MEETING ROOMS

BREAKOUT SPACE
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10 WOODCOCK STREET
FROM LOST URBAN BLOCK TO IMPORTANT CIVIC LANDMARK

The site was a vacant plot that was being used as a surface car park. There was a 
significant level change across the site from Woodcock Street down to Holt Street, which 
allowed a level of rear car parking to be accommodated within the section. A Victorian pub 
was the only surviving building on the site and a key concern was how the new building 
could repair the lost urban block.

The building is organised by a full length, two storey high internal street running behind 
the Woodcock Street frontage that acts as the primary circulation route into and through 
the building. Service cores and lift lobbies plug into this route along with a central catering 
facility and dining space at ground floor level which act as a central social hub for the 
building. Key central meeting rooms and auditorium spaces were located at the end of the 
street drawing users through the space.

Open-plan office floorplates are provided in three four-storey wings of accommodation 
focused around four atria with interconnecting office floor space bridges between the 
wings and feature stairs within the atria behind the Woodcock Street frontage. The atria 
maximise the levels of daylight and the stairs were a key move to encourage staff to walk 
between levels passing through neighbourhoods promoting a greater understanding of 
the work of their colleagues and how it related to their own. Floorplate widths and core 
designs were carefully considered to ensure that maximum efficiency and future flexibility 
was achieved, as well as co-ordinating with the space planning of the CAB workplace 
settings.

The heavily modelled and finely detailed south façade along Woodcock Street not only 
provides sun shading as a result of its depth, but also imparts a civic quality with the use 
of high quality materials such as limestone, reflecting the importance of this building for the 
Council in its wider City context. 

The entrance is off a new landscaped public space which has been designed around 
pedestrian movement from local transport nodes.
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Sustainability has been incorporated into the design of the building and includes:

• A mixed-mode natural ventilation system, supplemented by displacement ventilation 

• Open-able windows provide a degree of occupant choice 

• Automatic high level vents provide night time purging of the building, assisted by the 
thermal mass of the exposed concrete soffit 

• Cellular steel beams allow warm air circulation across the floors optimising the natural 
ventilation stack effect operating within the atria 

• Atrium spaces to maximise amount of natural light, supplemented by automatic 
daylight sensing luminaries 

• The building is linked to Aston Triangle’s combined heat and power system and 
photovoltaic panels provide supplemental energy to the building’s electrical systems

• Rainwater is harvested for use within the sanitation system

• A “brown roof” provides a varied habitat for different invertebrates and rare bird species 
such as the Black Redstart

• Extensive thermal modelling at an early stage enabled the building to provide a 30% 
carbon emissions improvement

• Improvement over Building Regulations requirements for recycling facilities are provided 
throughout

10 WOODCOCK STREET
THE SUSTAINABILITY AGENDA

10 Woodcock Street is energy efficient and has exceeded expectations with lower ongoing property 
costs. The workplace is recognised as excellent by BREEAM and meets the requirements of the 
Council’s brief while providing a fit for purpose working environment.

10 WOODCOCK STREET METRICS

Thermal Analysis 30% Carbon Emissions Improvement over Part L2A

Elemental U Values 20% Improvement over Building Regulations

External Wall – U Value 0.28 W/m²/K

External envelope / Glazing / 
Curtain walling – average U Value

1.6 W/m²/K

Floor Specification – U Value 0.20 W/m²/K

Roof – U Value 0.16 W/m²/K

Renewables used Gas fired CHP / 50m² of PV panels

BREEAM 2006 Excellent

Design Air Permeability 5.9m3/hr/m²

Water Consumption 4.5cu.m per person per year

Commuting Pollution 297kg per person per year

EPC Rating B
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10 WOODCOCK STREET
A WORKPLACE FIT FOR THE 21ST CENTURY 

10 Woodcock Street is now much more than a workplace – it provides employees with 
choices and options of where to socialise, where to meet and how to deliver their job role. 

The scale of the transformation is apparent in the Street, where employees have a clear 
sense of confidence, pride and motivation and this energy fills the atrium. 

The Street is buzzing with art exhibitions from local colleges, specialist interest groups 
such as a knitting club and informative events from health groups, police and charities. 
Employees have spoken of how they feel the activities promote well-being, personal 
development and knowledge sharing beyond their own job role. 

The Council is now positioned to better attract talented staff through offering a working 
environment that is equal to or ahead of the best examples of private and public sector 
organisations.

By commercial and public sector standards 10 Woodcock Street is forward-looking, 
modern, bright and effective. More importantly, it has a healthier, happier, more 
sustainable, and more productive working culture.

“10 Woodcock Street has acted as the foundation for the creation of a dynamic community, 
which has had a fantastic impact on the well being of our staff.”

Raffaela Goodby, Head of Organisational Design, Engagement and Well Being
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 Vacating buildings with expensive leases and providing staff with a 
modern working environment shows that the Council is committed to operating 
in smarter ways. We have saved money, as we always said we would, which 
is fantastic for the taxpayer in these tough times. But even better still we have 
equipped staff with a more pleasant working environment in which they can 
deliver better services for citizens.

Stephen Hughes 
Former Birmingham City Council Chief Executive



OUTCOMES
REALISING THE OPPORTUNITY

1. 
LOWER PROPERTY  
RUNNING COSTS
The new workplaces have been delivered 
on budget and have enabled significant 
reductions in annual running costs, £7.72m  
in 2013/14 alone. The flexible layout is also 
meeting the changing requirements of the 
Council as team restructures take place to 
meet the financial cuts. 

2. 
IMPROVED WORKPLACES  
AND WORK STYLES
An average agility level of 30% has been 
achieved across the back office estate, as 
employees are no longer constrained by 
a single work location. Employees have 
praised the new workplaces stating they 
feel part of a community and over 80% of 
employees said their new workplace was 
‘better or much better’ than their previous 
workplace.

3. 
SUPPORTING AN IMPROVED 
CUSTOMER SERVICE
The citizens of Birmingham have 
recognised the improved services, reduced 
waiting times and enhanced environments 
where services are delivered. 

4. 
GREATER  
SUSTAINABILITY
Each of the new workplaces has achieved 
good or excellent BREEAM and EPC 
ratings. Sustainability initiatives such as 
cool beams, rainwater harvesting and a 
Combined Heating and Power link have 
already helped reduced the Council’s CO2 
emissions by over 20%.  

Birmingham City Council is now living the vision that was set out in 2006. Modern, flexible and cost effective 
workplaces support employees to work in new ways and their customers, the citizens of Birmingham, have 
noted the improved service now received. 

The 1970’s workplace has acted as a catalyst for change and the Council now delivers a 21st Century service. 

£100m
CASHABLE SAVINGS

78 TO 8 OFFICES
IMPROVED SERVICES  
FOR 1.1 MILLION CITIZENS

CO2

60%

OVER 10,000 
EMPLOYEES 
INTRODUCED 
TO NEW WAYS 
OF WORKING

33



BUILDING ON THE BENEFITS
PROPERTY AS A CATALYST FOR BUSINESS AND ECONOMIC CHANGE

Our employees have also noted the change, they are not only proud of their workplace 
and the service they deliver, they support a culture that now looks at new service delivery 
options and seeks innovation. This has improved how our services are delivered and has 
been noted by many of our customers.

The success of the programme has been recognised by both the private and public 
sector and is seen as ‘leading the way’ in both workforce and property transformation. 
Birmingham City Council is visited on a regular basis by other local authorities and was 
highlighted as best practice within the “Leaner and Greener: Delivering Effective Estate 
Management” report produced as part of an inquiry by the Westminster Sustainable 
Business Forum.

The achievements of the programme have been down to the joint project team and I 
would recommend to any organisation to consider this project team as an extension 
to their own to provide a short term injection of knowledge and expertise. Without this 
extension to our project team we would not have been able to have achieved the key 
milestones, met the lease dates and delivered such substantial savings.

We want to inspire other organisation’s in the UK to start their own transformation journey, 
and support the UK economy to leverage these benefits. I hope that you found our story 
an inspiration, and an approach that could help your organisation to achieve many of the 
benefits we have achieved here at Birmingham City Council.

David Fletcher 
Birmingham City Council 

“Birmingham City Council has not merely transformed it’s office portfolio but generated 
substantial efficiency savings in these difficult economic circumstances. These savings 
have helped secure the vital services supporting the 1.1million people living and working 
in Birmingham for today, and tomorrow.”
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GET IN TOUCH
PROJECT PARTNERS

BIRMINGHAM CITY COUNCIL

Birmingham City Council is the largest 
local authority in Europe, serving over  
1.1 million citizens.

David Fletcher

0121 303 2007

david.fletcher@birmingham.gov.uk

www.birmingham.gov.uk

Birmingham Property Services, 
Birmingham City Council, PO Box 16255,  
Birmingham, B2 2WT 

ASSOCIATED ARCHITECTS

SQUAREDOT

Architectural interior design is a complex 
process requiring collaboration and co-
operation between professionals of varied 
disciplines and skills. And we have them 
all in one room at Squaredot.

Kris Krokosz

01789 201 000

kris@squaredot.co.uk

www.squaredot.co.uk

26 The Waterways, Stratford Upon Avon, 
Warwickshire, CV37 0AW

Associated Architects was formed in 1968 
and aims to create architecture of the 
highest quality which embodies a deep 
sense of responsibility towards our clients, 
their buildings’ users and the environment.

Matthew Goer

0121 233 6600

m.goer@associated-architects.co.uk

www.associated-architects.co.uk

1 Severn Street Place, The Mailbox,  
Birmingham, B1 1SE

“I hope that you’ve enjoyed reading this brochure and have found 
it both informative and stimulating, and that it encourages you to 
embark on your own portfolio transformation.

If you require any further information, or if there is a particular 
topic that you’d like to discuss, please get in touch with either 
myself or David Fletcher or one of our consultant partners who 
served the programme so well.” 
 
Peter Jones 
Director of Property, Birmingham City Council

0121 303 3844 
peter.jones@birmingham.gov.uk

36



TELEREAL TRILLIUM

CUSTOMER PLUS

Specialising in strategy, research, training 
and communications, we help our 
customers help their customers – delivering 
a better experience and greater profitability 
and value-for-money.

Hayley Walton

01332 840422

hayley.walton@customerplus.co.uk

www.customerplus.co.uk

The Bank, Duffield, Derbyshire, DE56 4EH

We are experts in managing large, 
complex property portfolios and 
ensuring that accommodation supports 
transformational business change.  
We have a presence in every city and 
major town in the UK.

Mark Hackney

020 7796 5500

mark.hackney@telerealtrillium.com

www.telerealtrillium.com

140 London Wall, London EC2Y 5DN
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