






 

 

The Royal Borough of Greenwich is committed to tackling discrimination and promoting equality of 
opportunity and good community relations. This commitment applies to all areas of our work 
including service provision and commissioning, employment, regulation and in our roles as landlord 
and community leader. We work with our partners in the private, public and community sectors to 
achieve our objectives and believe that the diversity of Royal Greenwich is one of our greatest assets 
and should be celebrated and valued. The equality impact assessment for the restoration and 
programming of the Winter Garden identified that once implemented the proposal will have a 
positive impact on all protected characteristics and will bring greater equity across the board. 

 

The restoration of Avery Hill Winter Garden will improve accessibility for wheelchair users and 
people with impaired mobility. Current levels of access are inequitable, requiring significantly more 
effort from those with a disability and with some areas not accessible at all. MetroGAVS, a charity 
which provides a strategic leadership role in representing the voluntary and community sectors in 
the Royal Borough of Greenwich, including disability groups, has also pledged its support to the 
proposal which will see more people from the community be able to enjoy the venue and engage 
with the opportunities it provides. (see Appendix A). 

 

Diversifying the users of the winter garden is also a key strand of the vision for the site. Responses to 
park user surveys indicate that current usage of the existing venue is quite limited and does not 
represent the communities of Royal Greenwich. Additionally, there is no proactive programme to 
encourage new users into it.  

 

The new business plan suggests a variety of uses for the venue including community group use at 
subsidised levels as well as educational outreach, volunteering and skills development – all of which 
provide pathways into the space which do not currently exist. Additionally, entertainment, 
exhibitions, history tours and pop-up catering initiatives open up a range of new cultural experiences 
for those new audiences.  

 

Robust programming in the space will also embrace different cultures, styles and tastes to engage 
with a wide audience and will be shaped by them to maximise engagement. We know that our 
residents are passionate about being included in new initiatives and by putting them at the heart of 
our proposal we will create a space they truly value. 

 

Avery Hill Winter Garden is a much-loved community asset and the uncertainty of its future inspired 
local campaigners to set up the Save Avery Hill group in 2014. The group secured more than 5,000 



signatures on a petition to fight for the complete renovation of the Avery Hill Winter Garden 
following a decision by the University of Greenwich to sell the Mansion site and abandon its bid to 
the Heritage Lottery Fund. 

 

The Council’s proposal to refurbish the building and bring the venue back to life, with more 
meaningful community access (i.e. not just a place to look at but a place to learn, volunteer, gain 
new experiences and enjoy) has been welcomed by the group (see letter of support Appendix XXXX) 
and the campaigners are keen to work alongside the Royal Borough of Greenwich to realise a shared 
vision. Regular discussions have been held with the group leaders who say a successful bid: “would 
enable the potential of the site to be unlocked to provide a significant historical asset which is 
relevant to contemporary needs and aspirations. It can be an important focus for leisure, education, 
jobs and hospitality training as well as being a source of pride for people of all ages and backgrounds 
in our diverse community.” 

 



 

 

 

4.1 Member of Parliament Endorsement (England, Scotland and Wales ONLY) 
4.1.1 Has an MP given formal priority support for this bid? Y/N  
4.1.2 Please confirm which MP has provided formal priority support: Clive Efford 
4.1.3 Which constituency does this MP represent? Eltham 
Please also complete pro forma 6. 
This section should be completed for bids in England, Scotland, and/or Wales, and should only be used 
to record MP formal priority support. General MP support, including MSP, MLA and Members of the 
Senedd support should be recorded in question 4.2.1 below. 
Clive Efford, MP, the member of Parliament for Eltham has given formal priority support for this bid. 
Please find Pro Forma 6 attached in Appendices. 
4.2 Stakeholder Engagement and Support Applicants are encouraged to engage with a wide range 
of local stakeholders and the local community to inform proposals in the bid and to secure buy in. 
4.2.1 Describe what engagement you have undertaken with localrelevant stakeholders, including 
the community (the public, civic society, private sector and local businesses). How has this informed 
your bid and what support do you have from them? (500 words) 
 
Appendix A – Letters of Support 
Appendix B – University of Greenwich Letter of Intent & Support 
The Avery Hill Winter Garden is a much-loved community asset. Its current state of disrepair and 
impending sale prompted the formation of a “Save Avery Hill Winter Garden and Mansion” campaign 
group with approximately 3,000 social media followers, attracting up to 150 people to its public 
meetings. A petition to save the winter garden and mansion collected 3,800 signatures, including 
support from groups such as the Friends of Avery Hill Park and the Eltham Society. The Council is in 
regular contact with the chairs of the Friends of Avery Hill Park group and the Parks Forum who 
spearhead the campaign and have a shared vision to restore and revive this important asset.  
   
The council has conducted an engagement activity to understand what residents think about the 
future use of the building gathering 900 responses to its survey, the majority of whom were in 
support of restoring and reviving the winter garden. 
 
Engagement commenced in summer 2019, when the Council attended the summer fair in Avery Hill 
Park, encouraging residents to complete a short survey. The online survey was also promoted through 
Council communications channels to reach a wider audience and remained open for a month. The 
survey was reopened in winter 2020 for a further two weeks during the Council’s Sparkle in the Park 
event. 
 
By running a highly visible consultation activity at a high-profile event, the council was able to reach a 
wide range of people from across the borough. Of the 220 respondents who provided postcodes: 

• 60% were from SE9 
• 14% were from SE18 
• 5% were from DA15 
• 5% were from SE3 



• 16% represented a mixture of postcodes from inside and outside of the borough 
 
In addition, the online option allowed more isolated members of the community to contribute and 
share their thoughts. 
 
The responses overwhelmingly focused on the neglect of the structure and the poor quality of the 
garden planting. People were keen to retain the building as a temperate house but wanted to see 
more activities and events programming. The majority also acknowledged the need for commercial 
activity to maintain running costs while keeping community use and access at the lowest possible 
cost. Exhibitions and seasonal events were recognised to be a key way of generating revenue (82% 
supportive). Education was also a high priority for respondents (76% supportive). 
 
Further engagement with key stakeholders including community groups has taken place which has 
highlighted the following support for the future of the Winter Garden: 
 

- history and heritage should be preserved and enhanced, and that more people should know 
about its significance as the second largest winter garden in the UK 

- should be financially self-sustaining and support the parks  
- must be accessible, free, and open to all – including less mobile residents  
- must be a strong community asset, forming a spectacular backdrop for cultural and 

community events in the park 
- should provide green infrastructure for resident wellbeing 

 
 
4.2.2 Has your proposal faced any opposition? Please provide a brief summary, including any 
campaigns or particular groups in support or opposition, and if applicable, how will you work with 
them to resolve any issues. (250 words) 
 
 
There are no controversial aspects to this proposal, and it has received broad support from key 
stakeholders and the wider community. There is huge support from the Friends of Avery Hill group 
who have been campaigning with the aim to protect the Winter Garden and keep it available, open to 
the public and to enhance its use for other purposes that will support the community, local area and 
create an attraction of national interest. Consultation events have allowed community priorities to be 
taken into account during the development of the details of the scheme. Results of the consultation 
have been used to shape this proposal.  
 
  
https://www.averyhillpark.org.uk/saveaveryhill.html  
 
 
4.2.3 Do you have statutory responsibility for the delivery of all aspects of the bid? If no: - Please 
confirm those parts of the project for which you do not have statutory responsibility - Please 
confirm who is the relevant responsible authority - Please confirm that you have the 
support/consent of the relevant responsible authority 
 



The Royal Borough of Greenwich has full statutory responsibility for the delivery of all aspects of the 
bid. 
4.3 The Case for Investment. Applicants should use this section to detail a compelling case for why 
the proposed investment supports the economic, community and cultural priorities of their local 
area. Applicants should upload their completed Theory of Change model that supports this section 
at the time of submission. For package bids, an explanation should be provided as to how the 
component projects are aligned with each other and represent a coherent set of interventions. 
4.3.1 Please provide evidence of the local challenges / barriers to growth and context that the bid is 
seeking to respond to. (500 words) 
 
Greenwich is one of the most deprived boroughs in London. When the average level of deprivation 
across the borough is measured, Greenwich is in the bottom quartile (25%) most deprived local 
authorities in England. Appendix C Indices of Deprivation  
 
Investment is required to address challenges relating to education, employment, income, crime, 
housing, and the environment. There are multiple indices of deprivation in Eltham and data 
specifically for IMD show that 20% most deprived are in LSOAs 025E and 034E.  
 
Eltham has issues with low educational attainment. IMD2019 data specifically for educational 
attainment shows that, 025E and 030E are ranked amongst the 20% most deprived neighbourhoods 
in the country. The number of Greenwich residents with NVQ4 and above qualification (58.2) is lower 
than the London average (58.9). Additionally, residents attaining NVQ3 and above qualification (70.5) 
is lower than the London average (71.4). 
  
IMD data specifically for employment deprivation, measuring involuntary unemployment shows that 
025E is amongst the 20% most deprived neighbourhoods in England.  Unemployment % in Greenwich 
(6.4%) is higher than London's (5.6%) and Great Britain's (4.4%) average. The claimant % in Greenwich 
(5.3) is higher than London's (5.0%) and GB's (3.9%). 
  
Income deprivation is an issue in Greenwich with almost a third of residents living in neighbourhoods 
ranked in the 20% most income deprived areas. IMD data for income deprivation, measuring 
proportion of population experiencing deprivation relating to low income shows that 025E and 034E 
are amongst 20% most deprived areas in England.   
  
There are high levels of crime across the Greenwich with every ward containing at least one area in 
the top 20% in England. IMD data for crime measuring risk of personal and material victimisation at 
local level, shows that 028C,025B, 034E, 025E, 027D and 025C are amongst the 20% most deprived 
areas in England. Eltham South was the 3rd most dangerous neighbourhood in Greenwich in 2021 
with a crime rate of 140. 
  
 IMD data for living environment measuring the quality of the local environment shows that 025B, 
034E and027B are amongst 20% most deprived areas in England.  
  
IMD data for Income Deprivation Affecting Children Index (IDACI) measures the proportion of all 
children aged 0 to 5 living income deprived families shows that 025E is amongst the 10% most 
deprived and 030E and 025A are amongst the 20% most deprived areas in England. 
  



IMD data for Income Deprivation Affecting Older People Index (IDAOPI) measures the proportion of 
all those aged 60 over who experience income deprivation shows that 034E is amongst the 10% most 
deprived and 025B, 030E and 025E are amongst the 20% most deprived areas in England. 
 
 
4.3.2 Explain why Government investment is needed (what is the market failure). (600 words) 
 
 
 
Securing Government investment would enable the restoration, conservation, and improvement in 
visitor experience of the Winter Garden providing a multi-faceted and sustainable cultural and 
heritage attraction for the good of the whole community and the nation. This would address the 
following market failures: 
 
 
Neglected and unused heritage building 
The building is classified as 'Heritage at Risk' by Historic England, suffering from water ingress and 
considerable deterioration of the fabric. Several areas of concern need to be addressed to return the 
structure to a reasonable state of repair. 
 
Due to its age and historic lack of investment, the condition of the building requires substantial 
investment to achieve desired outcomes, and the funding identified to date for the project is not 
sufficient. The cost of restoration and alteration is estimated at £8,363,747 (real). This excludes 
business planning fees of £150,000 (real), design fees of £693,858 (real), as well as inflation to work 
start. This brings the total cost to £9,493,974.  
  
Given private ownership is unlikely, and given the significance of the asset, the Council has negotiated 
with the University and agreed in principal that they will transfer the Winter Garden to the Council 

 
  

 
 
Non viability of the site in current form and lack of community space 
The site is not commercially viable in its current form given its poor state of repair and the need for it 
to operate primarily as an open access community facility. Community consultation has identified an 
acute shortage of community facilities and spaces to meet in the local area. The Winter Garden is a 
Grade II listed property, and subject to an Asset of Community Value designation. It is also subject to 
covenants which require it to be open to the public and which recognises that the asset is of 
significant importance to the local community. Government investment is required to allow this 
facility to be used as it was intended when built and serve the needs of the community.   
 
Poor quality links with the wider area 
 
The site is currently not well connected to the wider area. Existing uses are not clearly marked, with 
limited signage, particularly for pedestrians and cyclists, which limits the number of people accessing 
the site.  
 



There is minimal provision for cyclists with no dedicated cycle parking. The car park to the southwest 
of the Winter Garden is not heavily used as it is currently poorly surfaced, badly lit, and is sloped with 
a significant level change. Access from the car park to the Winter Garden is not optimal and the 
formal terraced garden adjacent to the Winter Garden has not been maintained and is disconnected 
from it by a wall. 
 
4.3.3 Please set out a clear explanation on what you are proposing to invest in and why the 
proposed interventions in the bid will address those challenges and barriers with evidence to 
support that explanation. As part of this, we would expect to understand the rationale for the 
location. For large transport bids £20M - £50M applicants should submit an Option Assessment 
Report (OAR). (750 words) 
 
 
The Avery Hill Winter Garden Restoration levelling up project will transform a neglected heritage site, 
allowing it to become a valued asset for the community and helping to address the identified local 
challenges and barriers to growth. 
 
Investment in the restoration and green retrofit of the Avery Hill Winter Garden, is required in 
order to retain this important piece of local history and culture and to create a new venue that is 
sustainable and long lasting for the whole community to visit and enjoy. 
 
The full extent of the intervention is set out in the AVERY HILL WINTER GARDENS - CONDITION 
SURVEY which is attached in Appendix D. In summary this involves: 

• green retrofit including rainwater harvesting and ground source low carbon technology 
heating 

• renewal of the domed roofs to the Temperate, Tropical and Bird Rooms (currently cracked 
and discoloured) 

• replacement of all existing lead to stop water ingress  
• replacement of rotten timber cupolas, entablatures and architectural details to the domed 

roofs 
• repair of external and internal masonry walls which are subject to extensive spalling 
• structural repairs/reinforcement to regain the structural integrity of the arches 
• Removal of corroded pipework and renewal to a standard acceptable by Historic England 

 
Fit out of the building to support the development of a sustainable community asset 
 
The funding application will enable an intervention that will move the Winter Garden on from purely 
a restoration programme into an asset at the heart of the community, in line with the existing 
covenant which commits to public access and community use. The intervention will ensure it is 
sustainable into the future, revenue generating, and enable wider benefits in society.  
 
The project will enable the expansion of the usable area of the building to provide facilities required 
to support its use as a mixed-use venue. Additional community space will be created through the re-
purposing of The Fernery, creating a large venue space which can be hired by private groups and used 
to support larger events such as Open House. 
 



Dedicated educational space will be created in The Ballroom to host school visits/other educational 
community programmes. This will be complemented by learning materials throughout the site making 
the whole building into an educational setting. Additionally, the venue will work with the councils 
work support service (GLLaB),supporting apprenticeships on site in conservation, construction and 
horticulture, and volunteering opportunities will be created in partnership with Volunteer Centre 
Greenwich. 
 
Improved access to the site 
 
The funding will enable investment in the surrounding public space to improve access to the site. This 
will include footpath upgrades, signage for pedestrians and cyclists, improved accessibility for 
wheelchairs and resurfacing of poor-quality access roads and parking area. To promote active and low 
carbon travel, cycle parking and a hub of four electric vehicle chargers will also be installed. The 
terraced gardens around the main structure will also be restored, drawing visitors and making access 
simpler. 
 
Appendix E - Map showing Avery Hill Park and Winter Garden 
 
Addressing the local challenges and barriers  
 
This location was chosen, as it is detached from the main tourist centre of the borough. There is a 
greater need to provide support to ensure the viability of the site by attracting more visitors, in turn 
supporting the adjacent high street in Eltham. This investment will target each of the local barriers 
and challenges:  
 
 
By raising the profile of the Academy that will open adjoining the Winter Garden next year alongside 
directly providing apprenticeships, the project will help young people growing up in low-income 
households who tend to leave school with substantially lower levels of educational attainment.  
 
There will be jobs created on site during both construction and operation, increasing employment 
opportunities for local residents. It will also support employment within Eltham as the projected 
increase in footfall will help support current and new businesses on the nearby High Street. This will 
reduce the commercial vacancy rate along the high-street in, currently over 20% of commercial 
properties in the borough are unoccupied.  
 
The project will transform the site into a more appealing and useful space for residents which will 
increase footfall and natural surveillance, helping act as a deterrent for crime and antisocial 
behaviour, helping improve Eltham South’s status as the 3rd most dangerous neighbourhood in the 
borough. 
 
The intervention will help improve air quality and improve health outcomes by encouraging a 
transition to walking and cycling. This in turn will have a positive effect on both mental and physical 
health outcomes for residents. 
 
Appendix F – Photographs showing current condition 
 
 



4.3.4 Please explain how you will deliver the outputs and confirm how results are likely to flow 
from the interventions. This should be demonstrated through a well-evidenced Theory of Change. 
Further guidance on producing a Theory of Change can be found within HM Treasury’s Magenta 
Book (page 24, section 2.2.1) and DLUHC appraisal guidance. (500 words) 
 
 
A theory of change model is attached in Appendix G. A summary of how the outputs will be 
delivered and their outcomes is set out below. 
 
Output 1: Restored Avery Hill Winter Garden 
 
Works include the green retrofit of the building, refurbishment/replacement of damaged/rotten 
heritage features, works to make it a safe environment to visit and further planting to improve the 
quality of the visitor experience. 
 
Output breakdown aligned to the Technical Note Intervention Framework:  

• Green retrofits to existing non-residential units (i.e., improving energy efficiency and/or 
transitioning to clean heat) 

• Dilapidated building improved 
• Structurally sound Winter Garden 
• New trees planted - inside 
• Public amenities created/improved  
• Heritage buildings renovated/restored 

 
Output 2: Sustainable venue for the community 

Works include the fit out of the building to support the development of a sustainable mixed-use 
business model for the site. This will include development of dedicated spaces for visitors, educational 
activities as well as hospitality events. 

Output breakdown aligned to the Technical Note Intervention Framework:  
• Educational space created/improved  
• Community centre space created/improved 
• Hospitality space created/improved 
• Cultural space created/improved 
• Volunteering opportunities supported 

 
Results/Outcomes of Outputs 1 & 2: 

• Increased number of visitors to cultural venues 
• Increased number of cultural events - support outdoor events in the park 
• Change in consumer spending at cultural venues 
• Change in perceptions of place (business, residents and visitors) 

 
Output 3: Improved connectivity to the wider area 
Works will involve improving access to the site from the wider park, high street and for visitors from 
further afield. This will include upgrading footpaths, improving signage for pedestrians/cyclists,  and 



improving accessibility for wheelchair users. In order to promote active and low carbon travel, cycle 
parking and a hub of four electric vehicles chargers will be installed. 
 
Output breakdown aligned to the Technical Note Intervention Framework:  

• Public realm created/improved 
• Resurfaced/improved roads 
• New or improved car parking spaces 
• Alternative fuel charging/re-fuelling points 

 
Results/Outcomes of Output 3: 

• Change in cycle flow 
• Change in pedestrian flow 
• Change in Electric Vehicle (EV) take-up 
• Change in air quality 
• Change in the health of residents (physical and/or mental) 

Impact 

The longer-term impact of these changes will have a wider effect on the community. By drawing 
increasing numbers of visitors into the area to visit this restored and prominent attraction, greater 
footfall will be generated along the nearby Eltham High Street, increasing local spend and helping to 
turnaround the high level of vacant commercial units in the borough. Greater use of the gardens and 
the wider park will contribute to both physical and mental health outcome improvements. Finally given 
that an Academy will open in the adjoining buildings next year, having such a significant and high-quality 
facility attached to the school will generate an increase in the interest of students continuing into or 
entering further education at the sixth form on site. 

The impacts aligned to the Technical Note Intervention Framework:  
• Change in footfall 
• Change in vacancy rates 
• Change in employment rate 
• Change in business sentiment 
• Change in business investment 
• Change in the number of students enrolling/completing FE and HE courses 

 
 
4.3.5 For package bids you should clearly explain how the component projects are aligned with 
each other and represent a coherent set of interventions. (250 words) 
Where applicants are submitting a package bid they should explain how all the component projects 
work together. For example, a transport intervention and associated place-making intervention may 
together support greater footfall and access to a local high street. Package bids should not include 
multiple unrelated investments. 
This application is for a single bid. 
 
4.3.6 Applicants should also briefly set out how other public and private funding will be leveraged 
as part of the intervention. (500 words) 
 





Appendix H sets out how the aims and objectives of the Avery Hill Winter Garden Restoration align 
with local policies. These are: 
 
 
The Local Plan 2014-28 to Growing Royal Greenwich and Enhancing Royal Greenwich and   
The Corporate Plan priorities the redevelopment of the Avery Hill Winter Gardens will: 
  
 

- create opportunities for dementia friendly spaces. Under the Health and Wellbeing Strategy 
2019-2024 (Joint) embedding the Live Well Greenwich, uniting efforts across all local 
organisations to maximise opportunities to improve health and wellbeing for everyone in RBG 

- creating a place that the local communities are proud of and provides opportunities for young 
people and the community to learn about the local history. Aligning with the themes of DCMS 
The Culture White Paper, and meeting The National Lottery Heritage Fund Strategic Funding 
Framework 

- allow for sustainable choices including the use of renewable energy and reducing waste. Pre-
emptive interventions to reduce pollutants during the construction phase and as an active 
venue. The Carbon Neutral Plan will be implemented to: 
  

1. improve the energy efficiency and resilience of buildings. Building the skills and jobs required 
to do this will strengthen our local economy 

2. source more from clean, renewable sources, help build businesses that create local 
renewable energy capacity and support our local economy 

3. buy less, throw less away, reuse more, recycle more to reduce the carbon arising from 
consumption and waste 

4. green spaces are protected and enhanced making RBG more resilient to climate change and 
support carbon neutral living.  

 
In addition, the Biodiversity Action Plan will ensure that the development scheme does not cause 
fragmentation of wildlife corridors; mitigation to prevent this (for example, through landscaping) is 
included before planning permission is granted. Rehabilitation and restoration of existing fragmented 
corridors will be promoted 

- support the local retail outlet in the park by driving more footfall to the area, creation of jobs 
during the renovation of the Winter Gardens and the appointment of a commercial operator 
provides jobs at the Living Wage, and economic development for the immediate area, aligning 
with The Mayor’s Economic Development Strategy for London 

- reinstate the Winter Gardens to its former glory, second to Kew Gardens in scale, and within 
the unique setting and years of inaccessibility places it in the ‘hidden gems’ realm of cultural 
assets that will attract local, national, and international visitors. The Winter Gardens is also 
supported by residents, Friends of Avery Hill and local historical societies and groups. There 
will be alignment with the Destination Management Plan in the process of leading, 
influencing and coordinating the management of all the aspects of a destination that 
contribute to a visitor’s experience, taking account of the needs of visitors, local residents, 
businesses and the environment. Using the strategic approach to the creation, programming, 
and promotion of events in Greenwich 

- embed social value in the procurement and commissioning activities and using our buying power 
to support local businesses and keep Council taxpayers’ money in the Borough. This aligns with 
the Industrial Strategy: Tourism Sector Deal. 



4.4.2 Explain how the bid aligns to and supports the UK Government policy objectives. For Northern 
Ireland, Scotland and Wales: In addition, explain how your bid aligns to any specific policy 
objectives, legal and statutory commitments relevant to the devolved administrations. (500 words) 
 
Levelling Up  
This bid aligns with two of the investment themes of the Levelling Up Fund; maintaining and 
expanding the UK’s cultural and heritage assets and local transport projects that make a genuine 
difference to local areas. It also aligns with the Levelling Up White Paper Missions in the areas of 
Education, Skills, Health, Wellbeing, Pride in Place and Transport Infrastructure. 
 
Climate Change 
Royal Borough of Greenwich has adopted a policy of net carbon for all its buildings by 2030 and the 
proposed refurbishment of the Winter Garden will include a new ground source heat pump, utilising 
the space within the adjacent park to deliver a low carbon heating solution, harvested rainwater to 
provide water for the exotic gardens and toilets, point of use electric water heaters and electric hand 
dryers for the staff and customer toilets.    
 
It is intended that the Winter Garden refurbishment becomes an exemplary project within Greenwich 
to showcase technologies to reduce carbon emissions on our listed buildings. The existing café 
building within the park is connected to a ground source heat pump and the changing rooms are in 
the process of being converted to run on an air source heat pump. The winter garden will join a 
portfolio of low carbon heated buildings within the Avery Hill Park and having an integrated approach 
the Council will seek to further reduce carbon emissions from the public buildings in this area. 
 
The bid aligns with the UK’s Net Zero Strategy: Build Back Greener, Clean Air Strategy, Decarbonising 
Transport: A Better, Greener Britain and the Heat and Buildings Strategy. The proposed investments 
will encourage an increased shift from car use to active modes of travel, reducing emissions from 
domestic transport. Additionally, it supports the government’s goal to virtually decarbonize all 
buildings. It will also help reduce air pollution which is the largest environmental health risk in the UK.  
Using the fund to make Winter Gardens more accessible will support the Prime Minister’s 10-point 
plan (point 5) by increasing the share of journeys by walking and cycling.  
 
Covid recovery  
The bid aligns with UK government’s key COVID-19 recovery plans which have a key role in supporting 
the Levelling Up of the UK; the Hospitality Strategy and Tourism Recovery Plan. 
 
The bid will also support the UK Hospitality Strategy as investment in the Winter Garden will create a 
focal point and driver in the Eltham hospitality and leisure economy. The bid will lastly support the 
Tourism Plan by supporting the UK’s domestic tourism industry. It aligns with the strategy, as the bid 
will help realise and exploit benefits for local visitor economies.  The increased accessibility for 
pedestrians and cyclists enabling residents and visitor better access to and travel to attractions (parks 
and gardens, retail, food and drinks and experiences). 
 
4.4.3 Where applicable explain how the bid complements / or aligns to and supports existing and / 
or planned investments in the same locality. (100 words max per fund) 
 



The refurbishment of the Winter Garden will complement the on-going capital investment by the 
Royal Borough of Greenwich in its parks and open spaces.  To date, over £1.6m has been allocated for 
2021/22 as well as the zero-carbon investment in the parks buildings, with £300,000 allocated in 
2021/22 with the changing room complex at Avery Hill included in the priority projects.   
 
The changing room refurbishment totals around £2 million of investment (including public sector 
decarbonization scheme funding) and has seen a ground source heat pump and solar panels added to 
the new shower and toilet facilities. 
 
This project supports the diversification of nearby Eltham High Street where the council recently 
(2020) completed the construction of the cinema complex providing a state-of-the-art cinema along 
with Nando and Pizza Express restaurants and a ‘sky bar’ which is currently being fitted out.  
Significant education investment in the local area includes the Crown Woods School buildings and the 
proposed Academy construction by the DfE on the adjacent mansion house site. 
4.4.4 Please explain how the bid aligns to and supports the government’s expectation that all local 
road projects will deliver or improve cycling and walking infrastructure and include bus priority 
measures (unless it can be shown that there is little or no need to do so). Cycling elements of 
proposals should follow the government’s cycling design guidance which sets out the standards 
required. (250 words) 
 
 
The Winter Gardens site is well served by public transport including numerous bus routes and two 
railway stations within a 15-minute walk. As such, the project does not include significant road 
upgrades as visitors will be encouraged to travel to the site using active modes of travel or public 
transport. There will be limited work involving resurfacing the access road and car park as well as the 
installation of 4 electric vehicle chargers. 
 
The project will build on existing cycling assets including a cycle route of 1.8km which was installed 
around the perimeter of Avery Hill Park in 2013, funded by and linking into The London Cycle Network 
(TfL). The pathway is 2.5m wide to facilitate shared cycle / pedestrian use and is of a bonded gravel 
finish. Recent cycle lane improvements through Eltham High Street will also aid cycle access to this 
site. The refurbished Winter Garden will include safe, secure, cycle storage, both for staff and visitors, 
further encouraging cycling. 
 
Replacement and refurbishment of the paths in and around the Winter Garden and the park will 
encourage members of the public to walk and new improved signage and a web page on the 
Greenwich website will encourage visitors highlighting public transport and cycle access routes.   
 
  
4.4.5 Please tick to confirm which of the following Levelling Up White Paper Missions (p.120-21) 
your project contributes to: - Living Standards - Research and Development (R&D) - Transport 
Infrastructure - Digital Connectivity - Education - Skills - Health - Wellbeing - Pride in Place - Housing 
- Crime - Local Leadership And write a short sentence to demonstrate how your bid contributes to 
the Mission(s). 
 
Living Standards - this project will increase investment and footfall into the area, strengthen the 
economic health of the high street and create additional employment opportunities. 



Transport Infrastructure – this project will improve walking and cycling facilities in and around the 
Winter Garden site and wider park encouraging a shift to active travel as well as providing 4 electric 
vehicle chargers. 
Education – this project will provide an educational attraction for local school groups and the wider 
community including specifically designated learning space. 
Skills – this project will work with the council's work support service (GLLaB) to support 
apprenticeships on site in conservation, construction and horticulture, and volunteering opportunities 
will be created in partnership with Volunteer Centre Greenwich. 
Health – this project will improve health outcomes by encouraging a transition to walking and cycling 
as well as greater use of the park, and specifically mental health outcomes through the increase in 
quality green space for residents. 
Wellbeing - this overarching levelling up goal is met through a combination of factors, in this project 
through increased employment opportunities, active travel and recreation, improved health 
outcomes and increased pride in place. 
Pride in Place - this project will deliver a nationally significant public attraction and community facility 
which will increase visitor numbers and which local residents can be proud of.  

 



5.1 Appropriateness of data sources and evidence 
5.1.1 Please provide up to date evidence to demonstrate the scale and significance of local 
problems and issues. (500 words) 
 
Education 
The % of Greenwich residents with NVQ4 and above qualification (58.2) is lower than the London 
average (58.9). Additionally, residents with NVQ3 and above qualification (70.5) is lower than the 
London average (71.4). The % of economically active with NVQ3 in Greenwich (14) is lower than 
England (16.9) and the UK's (16) average. Those with a lack of education have lower lifetime earnings 
which will exacerbate socio-economic issues within Greenwich/Eltham. 
  
Employment & Income 
Unemployment % in Greenwich (6.4%) is higher than London's (5.6%) and Great Britain's (4.4%) 
average. The claimant % in Greenwich (5.3) is higher than London's (5.0%) and GB's (3.9%).  Income 
also an issue as 25% of people in Greenwich in 2017 earned below the London Living Wage. 
  
Crime 
Overall crime rate in Greenwich in 2021 was 87 crimes per 1000 people, which is 0.23% higher than 
London's average rate. The most common crimes in Greenwich are violence and sexual offences with 
a crime rate of 31, higher than London’s average 27.  There were 3,370 Violence against the person 
crime recorded in Eltham wards between July 2019 and June 2021.The second most common is ASB 
with a crime rate of 29. Eltham South was ranked the 3rd most dangerous neighbourhood in 
Greenwich in 2021 with a crime rate of 140.  
 
Environment 
The highest source of emissions are domestic buildings (308 CO2) followed by road transport 257 CO2 
and 92% of transport’s GHG emission came road transport (fossil fuel). Greenwich was ranked as the 
14th most affected London borough from health effects associated with poor air quality. 
 
Health & Environment 
The proportion of people walking and cycling oncer per month (82.4/75.2), once per week 
(76.1/68.9), three times week (52.8/46.9) and five times per week (42.1/35.3) has decreased between 
18/19 and 19/20. In 2020 Greenwich the proportion of adult walking and cycling was below the 
London average for the first time since 16/17.  
 
Health 
The number of working age people claiming Incapacity Benefit and Employment Support Allowance 
due to mental problem has increased.  The number of Incapacity Benefit and ESA claimant has gone 
up by 110 between May 2017 (5470) and May 2018 (5580).  
 



The prevalence of obese (including severely obese) children in Year 6 in 2019/20 28.2% is greater than 
the London average 23.7%. 
The prevalence of obese children in reception 13.9% is greater than London average 10.%. 
The prevalence of overweight children in Year 6 is 15.2 is bigger than London average 14.6%. 
Prevalence of overweight children in reception 13.6% is greater than the London average of 11.6%. 
 
5.1.2 Please demonstrate the quality assurance of data analysis and evidence for explaining the 
scale and significance of local problems and issues. Please demonstrate how any data, surveys and 
evidence is robust, up to date and unbiased. (500 words) 
 
A range of sources, documents and web-based applications have been used to verify the information 
in 5.1.1. An accurate picture of the challenges faced was created by cross-referencing multiple up-to-
date sources. The following sources were used to create a robust, current, and unbiased evidence 
base: 

English Indices of Deprivation- Published by DLUCH(MHCLG) and is the official measure of relative 
deprivation in 32,844 smalls areas or neighbourhoods in England. The data indicators are used to 
construct the Indices of Deprivation 2019 and are based on the most up to date information. The 
technical report, statistical report and mapping resource were all used for robustness. 
See Appendix C for Greenwich 
  
NOMIS- NOMIS is a service provided by Office for National Statistics (ONS), the UK’s largest 
independent producer of official statistics. They publish statistics related to population, society, and 
the labour market at national, regional and local levels. These include data from current and previous 
censuses. It was used to compare local qualifications and unemployment data in Greenwich. 
 
Annual Surveys of Hours and Earning- The percentage of employee jobs in London paid below the 
London Living Wage by borough. It was created by the ONS  
 
DfT Walking and cycling statistics – Source uses data from two main sources the National Travel 
Survey (NTS) and Active Lives Survey (ALS).   
 
CrimeRate.co.uk- Crime Rate shows crime trends in England. It looks at various crimes such as ASB, 
Bicycle Theft, Drugs and violence and sexual offences, at county and city/ton and neighbourhood 
level.  It is a credible source used and cited by government bodies including the United Nations and is 
updated on monthly basis. 
 
LG Inform – It is a local area benchmarking tool from Local Government Association (LGA). It was used 
to gather data regarding qualification and vacancy rates. 
 
PHE Health Profile 2019- Health overview of Greenwich. It contains data on range of a health 
indicators to assess Greenwich’s health challenges against national average. 
 
Royal Borough of Greenwich Air Quality Action Plan 2017-2021- provides air pollution data within 
the London Borough of Greenwich. 
 
Eltham 2022 PCN Health Profile – Data relating to deprivation, health and crime in Eltham and 
surrounding wards.  



 
Prevalence of Childhood Obesity- The data shows the prevalence of underweight, healthy weight, 
overweight and obese children and covers children in Reception year (age 4-5) and Year 6 (aged 10-
11) 
 
Incapacity Benefit and Employment support claimants due to Mental illness- Provides the number 
of claimants where the reason is Mental and behavioural disorders.  
 
London Energy and Greenhouse Gas Inventory (LEGGI), 2019- LEGGI provides an estimate of the 
energy consumption and GHG emissions for Greater London Area. 
 
 
5.1.3 Please demonstrate that the data and evidence supplied is appropriate to the area of 
influence of the interventions. (250 words) 
 
Below shows that the scope of the data is appropriate for [specify] where the targeted intervention(s) 
will occur. 
Socio-economic problem:                       
Deprivation  
Source: 
English Indices of Deprivation 2019 (IoD2019); mapping, statistical and technical report 
Scope/Rationale: 
LSOA's within Greenwich, specifically Eltham South, North and West. 
 
Socio-economic problem:   
Education 
Source: 
 IoD2019, NOMIS and LG Inform      
Scope/Rationale: 
Iod2019 to highlight LSOAs within city centre with high education deprivation. NOMIS and EIAoD to 
provide local and regional data to contextualise challenge. 
 
Socio-economic problem:   
Employment and Income 
Source: 
NOMIS, Annual Survey of Hours and Earnings (ASHE) 
Scope/Rationale: 
NOMIS- Unemployment and claimant data within Greenwich, London, and GB. 
ASHE- Employees in Greenwich living below the London Living Wage 
 
Socio-economic problem:   
Health 
Source: 
Eltham PCN Health Profile, Greenwich PHE health profile and IoD019, Incapacity Benefit Claimant 
Profile, DfT Walking and Cycling statistics 
Scope/Rationale: 
IoD2019 to highlight LSOAs with high health deprivation and Health profile forward level health data. 
 



Socio-economic problem:   
Crime 
Source: 
Crimerate.co.uk, 
Scope/Rationale: 
Local crime data at neighborhood and town level data.   
 
Socio-economic problem:   
Environmental 
Source: 
DfT Walking and Cycling statistics, LEGGI 
Scope/Rationale: 
Greenwich CO2 emission and alternative to GHG emitting mode of transport. 
 
 
 
 
5.2 Effectiveness of proposal in addressing problems In this section applicants should clearly set out 
how the activity described in the bid will address the challenges identified. 
5.2.1 Please provide analysis and evidence to demonstrate how the proposal will address existing 
or anticipated future problems. Quantifiable impacts should be forecasted using a suitable model. 
Theory of Change evidence should be identified and referenced. (750 words) 
 
 
The proposal seeks to address a number of predicted future physical problems with the site:  
 

• Continual deterioration of the site  
• Structural issues related to the connection to the school site  

   
Continual deterioration of the site  
The failure to address issues of the site condition in a timely manner will exacerbate future 
issues, and lead to significant increases in costs. The Condition Survey (Appendix D) that was 
undertaken highlights water ingress throughout the internal areas. It also notes that much of 
the wood framing to windows and doors is rotten (Appendix F) which has the potential to 
lead to further water ingress.  
  
The deterioration is likely to accelerate as the condition worsens, and therefore cost 
increases are likely to accelerate. At present, construction inflation is currently running at 
around 2% per annum, however areas like water ingress will likely lead to the cost for this 
project increasing quicker than construction inflation.  
  
The funding application includes the cost of restoration of the site to a suitable condition, 
including the medium-term works (work required in up to 5 years). This work is essential if 
the Winter Garden is to be re-opened to the public, and to contribute to the local economy.   
  
Structural issues related to the connection to the school site  



 
The Condition Survey also highlights extensive spalling to brickwork and structural cracking. 
As the Winter Garden is connected to the main site which is to be acquired by the 
Department for Education, solving structural concerns on the site is vital to ensure that there 
are no repercussions for the school. The funding application includes the corrections to this 
work.  
  
As per the above section, the continual deterioration of the site is likely to exacerbate these 
structural issues.  
 
In addition, we must address the issues that affecting the people of the area as details in the Theory 
of Change. 
 
Additional 
 
The following points should be reviewed alongside the diagrams contained in the document 
Appendix G – 5.2.1 Economic Theory of Change 
 
Winter Garden 
Figure 1  

• This aspect focuses on the impact of redeveloping the Winter Garden building into an 
entertainment/cultural hub location to be run for profit by a third-party commercial 
organisation. This will reinvent the building that was once the centre of the local 
petition, into something the community will relish. This will improve the image of the 
area and increase wider utilisation of related/connected assets. 89% investment of 
budget will see: 

o a very significant increase in the property value within the immediate vicinity. 
70% of the overall land value uplift due to improved image of the area 

o 90% of the benefit associated to education, skills, and training from new roles 
o A further 90% of benefits are associated with increasing employment/income 

in/from the area 
o 20% associated with health in such areas as mental well being 
o Finally, 10% associated with improvement to the environment 

 
Environment and Health 
Figure 1  

• This aspect focuses on the impact of redeveloping the wider area around the Winter 
Garden improving access to cycling and walking and allowing ULEV charging. 11% 
investment of budget will see: 

o a significant increase in the property value within the immediate vicinity. 30% 
of the overall land value uplift due to improved image of the area 

o 10% of the benefit associated to education, skills, and training from new roles 
– increasing staff supporting people in the park. Wayfinder/route mapping 





o The UK Government Publication – “Why do Parks Matter” 
(https://publications.parliament.uk/pa/cm201617/cmselect/cmcomloc/45/4505.htm) 
clearly outlines the benefits around increasing people, and improving well being. 
Likewise this report (https://www.gov.uk/government/news/visits-to-parks-on-the-
rise-as-city-dwellers-head-outdoors) show that going to parks is on the rise. Hence 
developing a park/green space will encourage people out of their homes and into this 
open area 

o To validate the ULEV charging and solar panels, the following research has been 
supportive 
https://www.researchgate.net/publication/305649629_Economic_and_CO2_Emissio
n_Benefits_of_a_Solar_Powered_Electric_Vehicle_Charging_Station_for_Workplaces
_in_the_Netherlands https://ieeexplore.ieee.org/document/7520273 
https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&cad=rja&uac
t=8&ved=2ahUKEwjH2tvkhdL4AhXvSkEAHcf0C6EQFnoECCkQAQ&url=https%3A%2F%
2Fwww.mdpi.com%2F2032-
6653%2F8%2F4%2F996%2Fpdf&usg=AOvVaw1aCRJ3RR2xK711-biCBj2M  

o Walking and cycling benefits and economic returns are supported by documents such 
as the DfTs “Valuing Health Benefits of Transport Schemes” 

 
OVERALL 
 
Generally, when assessing the financial position, we have been lean in our approach (chosen a lower 
option than the max achieved). This can be seen by our estimates on properties being affected and 
number of people increasing walking/cycling. We feel that this could prove a better return than 
expected, but do not wish to overestimate our position. 
 
5.3 Analysis of costs and benefits In this section applicants should describe and explain the costs 
and benefits in the relevant Costings and Planning Workbook – Tables A – Economic Benefits and 
Table A - Economic Costs They should provide an explanation of how benefits and costs are 
analysed and estimated, and how this approach is proportionate for the proposal being submitted. 
All costs and benefits must be compliant or in line with HMT’s Green Book (including 
supplementary guidance), DLUHC Appraisal Guidance, and if appropriate Transport Analysis 
Guidance. Package bids need to demonstrate both the overall package costs and benefits, and the 
disaggregated costs and benefits for each component project. Supplementary tables for component 
projects should be completed in full. 
5.3.1 Please explain how the economic costs of the bid have been calculated, including the whole 
life costs. (500 words) 
 
 
The financial costs of the development of both aspect of this overall project have been quantified by 
experienced surveyors and based in the cost point of 2022 (current costs). Although the financial 
costs are set over the coming 3 years, there has been no application of inflation upon those costs as 
defining the uplift timescale would be guess work. Alternatively, a constructive contingency amount 
has been built into the financial pricing to allow for both changes in scope and costs driven by 
inflation and demand. 
 
The economic costs associated with delivery of this project have been gathered from identified 
sources and where required re baselined to 2022 utilising metrics such as inflation available from the 



ONS website (most metrics have been left at the route value to avoid overestimating the benefits). 
Returns are adjusted for inflation based on the highlighted predicted inflation rates (financial case) up 
to 2026 and then an implied trend increase for the remaining period.  
 
The Green Book sets construction work optimism bias at either up to 24% (Standard Building) or up to 
51% (Non-standard Building). Due to the age, nature, and period of unuse the Council feels that this 
building is non-standard. Although the Council are comfortable with the costings, we feel there is a 
high level of uncertainty around what may be discovered. This has led to the Council to currently 
apply the maximum 51% bias for calculation purposes.  
 
In relation to the whole life cost delivery of all aspects of the bid, current operational information 
from like environments (e.g. LUF 1 Developments, other Council run developments) have been used 
to identify the ongoing operational costs. These costs have then been adjusted for common metrics 
(inflation, bias) to ensure ongoing delivery is both capable and cost neutral to the Council. Any income 
will be reinvested in this development or developments directly related. 
 
5.3.2 Please describe how the economic benefits have been estimated, including a discussion and 
evidence to support assumptions. (750 words) 
 
 
Wider - Monetiseable Cash Benefit - Return on New Construction -28% 
  Socio Economic Problems Addressed:  
 Education and Training,  Employment and Income,  Deprivation,  Crime   
The CBI report (https://www.cbi.org.uk/articles/fine-margins-delivering-financial-sustainability-in-uk-
construction-bv/) states that for every £1 of construction the return on value to the UK is £2.92.  
   Basing purely on the construction costs of £4,460,496.00 the financial benefit would be 
£13,024,648. This would be recovered up to April 2025   
 
 
Wider- Monetiseable Cash Benefit - Increasing Cyclist to lower Morbidity - 19%   
   Socio Economic Problems Addressed:  Health   
The value of a prevented death is £3,229,000 per year (Valuing Health Benefits of Transport 
Document). Population of Greenwich is 126,600. If, by implementing the cycle hub, we can encourage 
1% of that population to carry out 100mins plus per week cycling then the 2,545 people would reduce 
the number of deaths per year by 0.6 or £963,460.33 per year.  This would be applied from year 3 and 
adjusted for inflation   
 
 
Wider- Monetiseable Cash Benefit - Increasing Walking to lower Morbidity - 31%   
   Socio Economic Problems Addressed:  Health 
In line with improvements for cycling (wayfinder plus maps of routes), It is estimated that the 
development will encourage 1% of the Greenwich population to increase their walking in excess of 
168 minutes per week. The monetary impact calculated on 2,545 people is £1,549,920. This is applied, 
adjusted for inflation, from year 3 onwards.   Source is "Valuing Health Benefits of Transport 
Schemes" as per cycling   
 
 



Indirect - Cash Releasing Increase in Rateable Value - 26%   
   Socio Economic Problems Addressed:  Employment and Income   
CBRE state that there is a 1.5% uplift in rateable value on houses within 0.5 miles of regeneration. 
Present market value for the area (according to RightMove) is £654,165. For the BCR we have only 
focused on properties within 0.25 miles as this is a smaller localised development. The uplift equates 
to   £9,812 per home. In the immediate vicinity we estimate 1,250 homes will be affected. The 
equates to £12,265,000 applied in year 4   
 
 
Wider- Monetiseable Cash Benefit - Removal of fossil fuel car journeys - 4%   
   Socio Economic Problems Addressed:  Environment   
In the paper (https://www.eea.europa.eu/ims/co2-performance-of-new-passenger) the average car 
generates 122.3 g CO2/km (2019). The average life of a car is 10 years. Working on a each charger 
being in use for 6 hours on average in every 24hr period, and the average range of a ULEV as 280Km 
then for 6 (7KVA taking longer than Raid Chargers) charges we are looking at 1,680 Km or 2.05 tones 
of CO2. The UK Gov report New legislative powers for ULEV infrastructure (DfT00376) implies that a 
tone of CO2 has a carbon saving value of £61.62. The bank of 7KVA chargers in operation for 10 years 
would have a carbon saving of 22,447 tones of CO2 or £1,383,214.95    
 Additionally the chargers would save (based on 17.5 Km/ltr)  £507,204.00 on fuel over 10 years   
  
 
5.4 Value for money In this section applicants should set out the Value for Money (VfM) of their 
bid, taking account of monetised and non-monetised impacts and risks and uncertainties. 
Prior to completing this section the application should complete the relevant Costings and Planning 
Workbook – Table A – VfM 
5.4.1 Please provide a summary of the overall Value for Money of the proposal. This should include 
reporting of Benefit Cost Ratios (BCR). (500 words) If a BCR has been estimated, please provide the 
BCR of the proposal below. If you only have one BCR, please enter this against the ‘initial’ BCR. 
‘Initial’ BCR (single bid) ‘Adjusted’ BCR (single bid) 
 
 
SUMMARY OF VfM “Avery Hill Winter Gardens” 
 
The cost of development of the project overall is £11,696,979 with a predicted investment return 
over a 10-year period of £51,957,477.35. This return has been based on tried and tested monetised 
benefits and applied in a lean manner to ensure no over-estimating.  
 
The BCR calculated is 2.78 (for every £1 invested a return of £2.78) is expected. This return will be felt 
locally and nationally and at 2.78 it represents a strong investment opportunity. 
 
In addition to the financial returns, we have identified non-financial returns (e.g., image of the area, 
additional footfall into the close town centre) that will have a significant impact to the area. Some of 
the impact will be monetary, but this has not been considered in the BCR calculation due to the 
geographical distance. 
 
The BCR has been calculated using the supplied spreadsheet. This takes into account inflationary 
increases over the next 10 years, discount application and optimism.  
 



We have chosen a 10-year timeframe because construction/redevelopment and landscaping is 
involved, will need time to settle and mature to receive full benefits. 
 
We have categorized the benefits as: 
 

• Indirect – Cash Releasing = Those bringing income into the area indirectly – e.g. increases in 
rateable values 

• Wider – Cash Releasing = Income across the wider UK due to the development – e.g., 
reduction in morbidity. 

 
These categories a relevant and reflective of what we are trying to achieve for the borough of 
Greenwich. 
 
5.4.2 Please describe the nonmonetised impacts the bid will have and provide a summary of how 
these have been assessed, including the expected scale of these impacts. These will be factored into 
the overall Value for Money assessment of the bid. (500 words) 
 
The following are non-monetised impacts the bid will have and the basis for the assumptions; 

- Increased footfall and tourism in the Town Centre. The improved physical condition of 
this heritage assets and developments in the park to increase use, will attract visitors 
and retain residents, who would otherwise travel outside the Town for retail and 
leisure.  This has not been quantified but experience elsewhere shows this impact 
(https://www.localgov.co.uk/Repurposing-town-centres/50255 , 
http://www.regenwales.org/upload/pdf/021116110857Case%20Study.pdf ) 

-  The scale of this impact in relation to this project is moderate, and we would expect these 
people to potentially return and add to the monetised benefits 

- Crime and fear of crime.  Research shows: “A greater diversity of use in town and city centres 
is likely to reduce crime and fear of crime” 
(https://www.bre.co.uk/filelibrary/Briefing%20papers/102417-Crime-Hotspots-
Briefing-Paper-v4.pdf (p12)). Although not directly connected to the town, the 
improvement in appearance and pride due to the Avery Hill improvements should drive down 
certain crime aspects. The scale of this impact is moderate to high. As you increase diversity 
crime lowers and people are more interested in being part of the area, this increases 
monetised benefits indirectly 

- Mental Health.  Encouraging people to use green space leads to improvement in mental 
health. This is supported by the Birmingham study from 2015.  The scale of this impact is 
moderate to high based on the referenced document 

- Apprenticeships. In-line with the UK Government Social Value Plan, the Authority will ensure 
that the suppliers managing delivery ensures that there are offering apprenticeship 
opportunities.  The scale of the impact is low to moderate as the delivery is constrained by 
other factors (i.e., availability of interested individuals, support from education 
establishments) 

- Greater pride and satisfaction in living within the Avery Hill area.  The overall impact of the 
other factors, physical regeneration, investment and wider choices for local cultural activities 
will lead to increased satisfaction of living in the area. Development of the Winter Gardens 
has been a significant issue with the local residents. The scale of the impact is high but will 
take time to achieve. 



The Winter Garden forms a natural extension of the Avery Hill Park. This park, a Green Flag award 
winner, mixes a number of attractions and spaces. These include a rose and flower garden, a hard-
standing, multi-use sports area, outdoor gym, outdoor table tennis area, children’s playground, and 
café. The Winter Garden acts as a significant draw to the site, boosting footfall. By attracting more 
people to use the site, and to engage in activities in the area, the Winter Garden restoration is 
expected to drive wider unexpected benefits within the residents and non-residents. The recent 
‘Sparkle in the Park’ event (immersive light trail under twinkling trees, fantastical fire art installations 
and interactive experiences) was a significant draw of visitors to the site, with an estimated 7,896 
members of the public visiting it. The use of the site to draw visitors in, and to encourage them to 
engage in walking and exercise will ensure that these benefits are crystallised.  
 
  
 
5.4.3 Please provide an assessment of the risks and uncertainties that could affect the overall Value 
for Money of the bid. (250 words) 
 
 
The detailed risk log can be found in Appendix K.  
 
Red risks: 

- Significant growth in construction inflation increasing costs above the level of 
funding.  Mitigation:  Constant monitoring of costs. Funding sought to include expected 
inflation. A quick start date sought in order to minimise the likelihood 

- Lower than expected house price increase due to external factors (e.g. recession). Mitigation:  
No mitigation, out of the control of the council 

 
Amber risks: 

- Condition of the site is worse than that currently identified. Mitigation: Condition survey to be 
reflected on and updated as required.  

- The work on the business plan fails to identify a secure future for the site as a venue. 
Mitigation:  Extensive work and stakeholder engagement to date has provided assurance on 
direction of travel.  

- Planning permission and listed buildings consent will be needed for the site which has the 
potential to introduce significant delays. Mitigation: The Council will continue to engage with 
planning and engage suitable expertise in this area to minimise the chances of delays.  

- Lower than expected uptake generating lower returns on health. Mitigation: Advertising the 
improvements, running events to encourage people to engage. 

- Under use of ULEV charging facilities. Mitigation: Advertise availability using apps (e.g. 
ZapMap). Cost the usage keenly. 

 
Green risks 

- Failure to gain the buy-in and approval from key stakeholder groups. Green risk. Mitigation:  
Continual engagement sought with key stakeholders. Support sought and gained from the 
‘Friends of Avery Hill Park’ and the local MP 
 

5.4.4 We would expect an Appraisal Summary Table, to be completed to enable a full range of 
impacts to be considered. This should be consistent with the relevant appraisal guidance for the 



bid. For package bids, please provide an Appraisal Summary Table for each component project. For 
Regeneration or Cultural bids, the Appraisal Summary table should be consistent with the DLUHC 
appraisal guidance. For Transport bids it should be consistent the Transport Analysis Guide. Any 
additional evidence to support your responses to this section should be referenced within your 
responses (5.1.1 – 5.4.3) and attached as a single annex. 
For Regeneration or Cultural bids, applicants are encouraged to submit an Appraisal Summary Table 
consistent with the DLUHC appraisal guidance for their project. For transport bids, applicants are 
encouraged to submit an Appraisal Summary Table consistent with the Transport Analysis Guidance 
for their bid. For package bids, applicants are encouraged to submit an Appraisal Summary Table for 
each component project consistent with the relevant appraisal guidance for the theme of the project. 
Any additional evidence to support your responses to this section should be referenced within your 
responses (5.1.1 – 5.4.3) and attached as a single annex. Applicants should provide specific appraisal 
output spreadsheets where relevant, including Active Mode Appraisal Toolkit, Local Highways 
Maintenance Appraisal Toolkit, Small Scheme Appraisal Toolkit or Transport User Benefit Appraisal 
(TUBA) outputs. 
 
The following are aspects of the bid will have and the planned, negative and positive routes; 

- Cost of development on public funds 
Planned: 90-95% accuracy of current costs based on 2022 position and augmented for 
future years 
Negative: Cost higher than expected. Impact on delivery effected, BCR maintained by 
removing the aspects with limited returns (e.g. park gym equipment) 
Positive: Cost lower than expected. Impact on delivery would be to integrate 
improvements but only with associated improvements to BCR 
 

- Appropriate BCR calculated  
Planned: 90% in calculated BCR 
Negative: Risk and impacts arise that reduce the BCR. 95% confidence that any impact will not 
lower the BCR below 2 
Positive: Higher than expected returns demonstrated. BCR higher than predicted, likelihood 
of this occurring 80% 
 

- Unmonetised Benefits 
Planned: 90% confident that the unmonetised benefits would not be affected by risk and 
impacts arising 
Negative:90% confident that the unmonetised benefits would not be affected by risk and 
impacts arising 
Positive: 90% sure that additional unmonetised benefits will be identified 
 

- Optimism Bias 
Planned:  90% confident that the percentage applied is accurate based on current knowledge 
Negative: Potential for the OB to be higher than expected estimated at less than 80%. 
Occurrence will lead to removal of aspects to maintain costs and BCR 
Positive:  Potential for the OB to be lower than expected estimated at less than 80%. 
Occurrence would lead to additional funds to be released to enhance the project 
 

- Risk on delivery and BCR 



 

 

 

Planned: 90% confidence in the identified risk to delivery and BCR 
Negative:  Less than 80-85% expectation on additional risk being found 
Positive: 95+% expectation on the risk not rising to fruition. 
 

- Project delivery life span 
Planned: 90% confidence on the 10year lifespan to return the predicted BCR 
Negative:  Less than 70% expectation that the BCR will not be 
Positive: 80% confidence that the BCR may be 
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As a requirement is identified, the Authority will engage with the relevant part of the marketplace to 
‘warm up’ interest and judge whether they are proposing a suitable approach/requirement to be 
procured. This engagement will be open and transparent, with any ideas or proposals captured and 
used as part of the output-based specification future the tender documentation. 

For each contract to be awarded, the Authority will develop competition tender documentation in-line 
with PCR 2015 and standard public sector procurement practices. As a minimum the documentation 
will comprise of: 

• Clear set of output-based requirements that the Authority will request the Supplier to address 

• Instructions for participating in the competition and submitting a tender to provide the relevant 
deliverables by the outlined time constraints. 

• Commercial and Quality workbooks containing questions to be addressed by potential 
Suppliers.  

• Details of how responses to the Commercial and Quality Questions will be evaluated   

Prior to sharing the Authority’s requirements in detail, the Authority will utilise the Standard 
Questionnaire (SQ) along with the Financial Viability and Risk Toolkit, to ensure that any potential 
Suppliers are financially viable and have sufficient capacity and knowledge to be considered. This will 
be managed in a way that is open and does not discriminate against SMEs. 

 





Et zero 

financial submissions will be verified prior to award, and where necessary Commercial Guarantees put 
in place. Capability to deliver will also be verified through direct communication with previous 
Customers. The Financial standing of Key Suppliers will be determined with appropriate financial 
checks based on or utilising the Financial Value Risk Assessment Toolkit available from GCS. 

Post Award 

Relationship Management 

Initial “kick off” meetings will be held after awarding every contract so the Suppliers are clear on how 
the Authority will operate and what is expected of them. This relationship will be documented via a 
Standard Operating Practices manual that will be available to both parties (amendments can be made 
as relationships evolve). The manual will detail clear communication routes (commercial and technical) 
and all relevant reports/forms to be processed. 

Contract Management 

The Authority and Supplier contract management team will have access to the final version of all 
agreements (data library). Senior contract managers will ensure that the specific contract manager are 
comfortable with, and understand, all terms and conditions.as well as the standard operating practices. 

Performance Management 

The contract will have a detailed Schedule on Performance expectations and how this will be managed 
through clear, documented processes, agreed by both parties. Deviance from performance levels will 
be managed within this regime. 

Incentivisation 

Within detailed pricing submissions, by the Supplier, there will be opportunities for them to benefit 
from improved performance against plans (Target Pricing, Guaranteed Maximum pricing). These will 
be cascaded down to milestones to ensure that the incentivisation is not just focused on the final 
delivery. Validation of the proposed incentives will be supported by ‘Open Book’ mechanisms that can 
be triggered by the Authority or delivered as standard operating practices (e.g. supported timesheets). 

Risk 

Allocation and management of risk is central to all commercial contracts within the Authority and 
operated in-line with UK Government guidance and the Contract Management Playbook. The Authority 
will manage Suppliers to ensure that they do not generate an inappropriate balance of risk associated 
with an Agreement, and hence avoid the potential of poor delivery quality and/or performance. 
Additionally, whilst Economic and Financial standing will be required within the Standard Selection 
Questionnaire and using standard UK government terms and conditions, regular rechecking of the 
financial stability of suppliers will be undertaken.  

Market Management 



Et zero 

Continued market intelligence gathering will be used to maintain an understanding of the market and 
of delivery of alternative suppliers to inform benchmarking, contingency planning and strategies for 
future delivery.  

Exit Management 

As part of the initial agreement exit management will be a key schedule. Exit planning and a strategy 
for when the contract ends, from the Authority side, will also be put in place in a timely manner and 
includes input from the contract management team. 

 





• the successful transfer of the building to RBG from the University of Greenwich. There is an 
agreement in place for this already,  

 
• Planning and listed building consent – see below. 

   

Consents and Statutory approvals   

 RBG is the statutory body responsible for the required normal planning and building consents. The 
Grade II listed building consent will be submitted in line with the statutory process to the Secretary 
of State, subject to the successful application for Levelling Up Funding. The council will need to 
obtain agreement for taking back the land, this will not be a purchase and will need consideration in 
the contract. This will be classed as an acquisition with cash contribution. The council will need to 
acquire a copy of the land title before transaction with the University of Greenwich, for proof of 
land ownership and list a covenant. 

 
Roles and Responsibilities  Please see organogram Appendix I 
Corporate Capital Projects Board – direction and oversight of the grant  
 
SRO Mirsad Bakalovic (Director of Communities, Environment and Central and Managing Director of 
the council-owned companies GSP Ltd and GSS Ltd) – delegated powers to ‘sign-off’ on behalf of the 
Projects Board as set out in the Council’s scheme of delegations. Supported by the Project Manager. 
The SRO and Project manager will liaise with the University of Greenwich. 
 
Winter Garden Project Board – accountable for the success of the project. It will support the SRO to 
collectively monitor and control progress.   
 
Project Manager  
The project manager will control provide oversight on a day-to-day basis, monitoring progress and 
reporting back to the monthly project board, who will monitor and manage progress and control the 
various risks, milestones and inter-dependencies utilising internal Council procedures. Reports will 
feed into the Council’s priority investment board which meets every six weeks.     
 

Managing Delivery Partners  
External delivery partners will report into the project team, the Winter Gardens Projects Board and 
Corporate Capital Projects Board regularly.  Project and package expenditure and delivery against 
milestones, outputs and outcomes will be monitored against agreed forecasts and targets based on-
going performance checks.  
 
 Benefits realisation   
A benefit realisation plan will be prepared for the project, aligned to the Theory of Change. See 
Section 6.4, Monitoring and Evaluation for more details.  
 
Stakeholder Management  
 The key stakeholders have been identified and are shown in Appendix A and B with letters of 
support.   







 
RBG recently completed the Woolwich Works £42.75m project, which included the restoration of 
five heritage industrial buildings on the Royal Arsenal, creating a new landmark cultural hub for 
London. The project required expertise in conservation repairs, component replacement and areas 
of remodelling to produce spaces suitable for cultural events, education and training and public 
performance. RBG established a charitable trust to manage and run the buildings on a not-for-profit 
basis and market the spaces to cultural and performing arts organisations. It has been awarded ‘Best 
New Culture Spot’ in Time Out London’s 2021 Best of the City awards 
 
Plumstead Library. A Grade II listed public library refurbished, extended and transformed into a civic 
anchor for Plumstead’s local community. Instead of closing down a key public asset, the council saw 
the opportunity to invest and create a new facility combining a range of community-aimed 
functions, with the library's refurbishment and extension playing the first step in the Plumstead 
Urban Framework. The project improved library rooms, created new leisure facilities, reinstated 
flexible spaces, and a installed a new café, creating a new social destination for the residents and 
the High Street, making this key heritage asset available and open to the public whilst improving the 
lives of the local community. The project directly created jobs, increased local skills and had a 
positive impact on the community.  
 
Other notable recently completed projects are the Eltham Cinema complex (£20.7m), Sutcliffe 
sports centre (£12.1m)  
 
The RBG team who will deliver the Avery Hill Winter Garden Restoration Project: 
 
Daniel Stanesby, (Restoration Lead) Assistant Director Capital Projects & Property Maintenance 
An experienced senior leader with over 15 years' experience managing large-scale high-profile 
capital programme and project delivery portfolios. In his current role leads and direct a department 
that delivers and manages a £300m programme of major capital new build projects spanning, 
property, regeneration and schools.  Accountable for hard and soft FM services across a diverse and 
complex property portfolio of circa 800 council assets. 
 Recent projects delivered: 
Major refurbishment and redevelopment of five Grade 2/2* Listed buildings at Woolwich Royal 
Arsenal.  Project Value £45.6m 
New build and major refurbishment of Grade 2 Listed Plumstead Library.  Project value £12.7m 
Major refurbishment of Grade 2 Listed Woolwich Town Hall and Old Public Library.  Project Value 
£2.4m 
Major refurbishment and new build extensions to create a new location for Woolwich Community 
Centre.  Project Value £2.7m 
 

Stuart Godfrey (Communications and Cultural Lead) Assistant Director responsible for several 
corporate and central services including Communications, the Registrars Service, the Council’s 
Culture Team and Film Unit. With over 30-years' experience he has led the Council’s 
Communications Team, promoting positive marketing campaigns for major cultural events such as 
the Tall Ships Festivals attracting millions of visitors to the borough. He turned the Council’s Film 











mechanical engineer visits and inspections and in line with the construction contract terms and 
conditions, once construction is complete this model will be used to monitor the actual energy use 
of the building once open and fully functional, seasonal commissioning will assist in tweaking the 
system operation to ensure our targets are met. 

  

All of the construction process and processes will be managed by the external professionals we will 
procure, architects, surveyors, engineers, clerk of works, BREAAM specialists, etc. The team will 
work through the defined RIBA stages reporting to the Council project board at the end of each 
stage as a minimum and requiring the approval of the board to the end stage report before being 
able to move to the next stage. The external professional team will meet monthly with the 
contractor by way of a formal minuted contract meeting and attend site numerous times per week 
depending upon their discipline. The Council will manage the professional team by way of a monthly 
(minimum) meeting between the key team members and the council project manager, the council 
project manager will also attend the formal contract meetings with the contractor and report to the 
council project board on a monthly basis against the overall approved project programme. The 
contractor and consultants will be appointed on JCT contract forms. The professional team will be 
responsible for ensuring all statutory requirements are met (Listed building consent, planning 
approvals/conditions, building control approval). On completion of the project a final report 
detailing the required project outputs, the out-turn costs, setting out any deviations from the initial 
design/cost plan(s) and their relevant approvals, identifying lessons learnt and defining the future 
maintenance requirements will be presented to the council project board for approval. 

 As part of the contract works the contractor will engage specialist sub-contractors to deliver the re-
planting and horticulture works to the winter garden. The professional team specifying and 
managing the works will include a suitable qualified horticulturist to ensure this process is 
undertaken and managed correctly. 

 

Monitoring and Evaluation of Winter Garden third party operator: 
The Royal Borough of Greenwich has an established monitoring process for the third parties 
providing cultural services to the borough. The process has been successfully implemented to 
monitor the deliverables of the Visit Greenwich destination management organisation; Royal 
Greenwich Heritage Trust and the brand new international arts venue Woolwich Works. 
KPIs covering aspects such as (but not limited to) community benefits, equality and equity, 
fundraising, educational outreach, and skills and development are written into service level 
agreements, which are then subject to monitoring and reporting. Termination clauses are included 
to manage under performance/delivery. The KPIs are tailored to the individual organisation and its 
aims but will include: 
• Number of performances/public events 
• Number of visitors 
• Number of jobs created 
• Number of local people appointed to jobs 
• Amount paid in salaries to local people 
• Number of apprenticeships 
• Number of work experience placements 
• Number of volunteering roles 
• Number of work-based learning opportunities 
• Number of school/community projects 



• Number of partnerships with local organisations 
• Amount of external funding secured 
Initially monthly monitoring takes place between the Head of Culture and the operator, with formal 
reports required at six month intervals. An annual statement of accounts must also be submitted in 
line with the financial year.  
 
Wider Outputs, Outcomes and Impacts (Links to Theory of Change document) 
 
The key outputs, outcomes and impacts that will be monitored as part of the M&E process are 
listed below. These are based on the LUF Technical Note guidance and are aligned with the Theory 
of Change (Appendix X) and the costings and planning workbook (Appendix X). 
 
Outputs 

• Green retrofits to existing non-residential units (i.e., improving energy efficiency and/or 
transitioning to clean heat) 

• Dilapidated building improved 
• (Structurally sound Winter Garden) 
• New trees planted - inside 
• Public amenities created/improved  
• Heritage buildings renovated/restored 
• Educational space created or improved  
• Community centre space created or improved 
• Hospitality space created or improved 
• Cultural space created or improved 
• Volunteering opportunities supported 
• Public realm created or improved 
• Resurfaced/improved roads 
• New or improved car parking spaces 
• Alternative fuel charging/re-fuelling points 

 
Outcomes 

• Change in the number of visitors to cultural venues 
• Change in the number of cultural events - support outdoor events in the park, Open House 
• Change in consumer spending at cultural venues 
• Change in perceptions of place (business, residents and visitors) 
• Change in cycle flow 
• Change in pedestrian flow 
• Change in Electric Vehicle (EV) take-up 
• Change in air quality 
• Change in the health of residents (physical and/or mental) 

 
Impacts 

• Change in footfall 
• Change in vacancy rates 
• Change in employment rate 
• Change in business sentiment 
• Change in business investment 



• Change in the number of students enrolling/completing FE and HE courses 
 
 
 
 
 
 
 
 



























Appendix A 

Key stakeholders who have provided letters of support: 

 

1. Cllr Matt Hartley, Leader of the Opposition 
2. Cllr Pat Greenwell, Eltham Town & Avery Hill Ward Councillor 
3. Eltham Society 
4. Friends of Avery Hill Park  
5. Greenwich Co-operative Development Agency 
6. Greenwich Parks Forum 
7. Holy Trinity Church, Eltham 
8. Labour Ward Councillors 
9. Mayor of London 
10. Metro GAVS 
11. MP Clive Efford 
12. Oxleas Woodlands 
13. Royal Greenwich Heritage Trust 
14. Save Avery Hill Winter Garden Campaign 
15. Woolwich Works 

 



 
 
 
 
 
Greg Clark MP 
Secretary of State for Levelling Up 
DLUHC 
2 Marsham Street 
London SW1P 4DF 

28th July 2022 
Dear Secretary of State, 
 

Royal Borough of Greenwich LU Fund bid – Avery Hill Winter Garden 
 
I am writing in my capacity as Leader of the Opposition in the Royal Borough of 
Greenwich (RBG) in support of RBG’s bid for Round 2 of the Levelling Up Fund, which 
seeks funding for the restoration of the Avery Hill Winter Garden, Eltham SE9. 
 
The Avery Hill Winter Garden is a precious community asset of high historical and 
architectural significance, as outlined in the bid produced by RBG.  The history and 
significance of the Winter Garden is further detailed in the representation your 
Department will have received,  dated 27th July, from my colleague Councillor Pat 
Greenwell (Conservative ward councillor for Eltham Town & Avery Hill) who has had a 
long connection with the community campaign to restore the garden during her period of 
service on the Council. 
 
As your Department will be aware, RBG was unsuccessful in its bid for Round 1 of the 
Levelling Up Fund and the Council has taken on board feedback from your officials 
provided following notification of that decision in October 2021.   
 
The result is this Round 2 bid, which RBG considers to be significantly stronger in 
addressing the published criteria for the Levelling Up Fund.   
 
This bid has my full support as Leader of the Opposition on the Council, and therefore 
enjoys cross-party support in our borough.  This cross-party support on the Council is 
reflective of the wider consensus on the need to restore the Winter Garden amongst 
local residents and community groups.  This wider consensus is evidenced by high 
levels of public engagement on this issue with the community-led Save Avery Hill Winter 
Gardens campaign (with 3,000 supporters and hundreds of people attending public 
meetings) and the work of the Friends of Avery Hill Park and Eltham Society.  The 
community’s campaign has included successfully applying for Asset of Community 
Value status. 
 
More than 3,800 local residents signed a petition to save the Winter Garden and 
Mansion – and later more than 900 residents engaged in RBG’s formal consultation 
which demonstrated strong public support for restoring and reviving the Winter Garden. 

Councillor Matt Hartley  

Leader of the Opposition, Royal Borough of Greenwich 
matt.hartley@royalgreenwich.gov.uk   •  0208 921 6393 
 



 
 
 
Through the community-led proposal outlined in RBG’s bid, the Winter Garden could 
have an exciting future for the benefit of our local area and beyond.  As you will see 
from the bid, renovating the glass house buildings, re-purposing the fernery building to 
create an event space and replanting and landscaping of the Winter Garden will bring 
this asset back in to use for a variety of purposes.  
 
I would draw your attention, in particular, to the proposal’s aim of generating a long-term 
revenue stream will put this cultural asset on a sustainable financial footing – and the 
wider economic benefit that the Winter Garden’s restoration will bring, including through 
increased footfall to nearby Eltham High Street. 
 
The Levelling Up Fund Round 2 prospectus states: 
 

“Investment in cultural assets can rejuvenate places, leading to positive 
economic and social outcomes at a local level. It can help to retain and grow a 
highly skilled workforce, attract visitors to bolster local businesses and 
institutions, and provide opportunities to grow people and communities’ 
connections with and pride in places.” 

 
Realising exactly this vision in the case of the Avery Hill Winter Garden is at the heart of 
RBG’s bid, and I would urge you and your officials to consider this revised and improved 
application for funding favourably.  
 
Yours sincerely, 

 
 
 
 
 

Councillor Matt Hartley 
Leader of the Opposition, Royal Borough of Greenwich 
Conservative Councillor for Mottingham, Coldharbour & New Eltham 



Councillor Pat Greenwell 
 
 
 
 
The Rt Hon Greg Clark MP 
Secretary of State for Levelling Up,  
Housing & Communities 
DLUHC, 2 Marsham Street 
London  
SW1P 4DF 

27th July 2022 
Dear Secretary of State, 
 

Letter of support – RBG bid for Levelling Up funding to  
restore the Avery Hill Winter Garden 

 
I write in support of the Royal Borough of Greenwich bid to the Levelling Up Fund 
Round 2, for funding to restore Avery Hill Winter Garden in Eltham. This precious 
community asset is located in the council ward I represent – Eltham Town & Avery Hill 
ward.  I have represented this area as a Conservative councillor since 2018.   
 
In that time I have strongly supported the community-led Save Avery Hill Winter Garden 
Campaign, and the work of the Friends of Avery Hill Park, in their efforts to bring the 
Winter Garden back into use. Of all the issues I have dealt with over the years, this one 
has attracted the most consistent public support, with thousands of residents signing 
petitions in support of restoring the Winter Garden, and large numbers attending public 
meetings on the issue.  
 
Residents from around Eltham and Avery Hill have great affection for this iconic 
structure, which acts as a landmark in the popular Avery Hill Park. This park sits at the 
heart of our community, bringing together diverse people from a range of neighbouring 
communities including the Avery Hill council estate. This estate houses many less-
privileged residents, for whom a restored Winter Garden could provide many 
opportunities for high-quality cultural and community events on their doorstep. 
 
The three glasshouses that comprise the Winter Garden are part of the Grade II listed 
former Avery Hill House, a Victorian mansion completed in 1890 for Colonel J.T. North, 
one of the wealthiest businessmen of the age. The structure is considered in its scale 
and architectural importance to be second only to the famous (and recently-restored) 
Temperate House at Kew, constructed at around the same time. The architectural 
historian Nikolaus Pevsner’s noted series of guides to The Buildings of England 
describes the main glasshouse at Avery Hill as “the best survival in London of such 
Victorian extravaganzas.”  
 
Despite this historical and architectural significance, the Winter Garden has sadly been  

Eltham Town & Avery Hill ward councillor   • 74 Westmount Rd SE9 1JE 
pat.greenwell@royalgreenwich.gov.uk   •  0208 921 6393 
 



 
neglected during its ownership by the University of Greenwich, which has allowed it to  
deteriorate, necessitating urgent repairs to be made. For many years now the 
community campaign has been seeking action to secure the future of the Winter Garden  
and restore it to its former glory. After a great deal of effort from all involved, I was 
delighted when the Council agreed to step in and take ownership, after securing a 
financial contribution from the University towards the restoration. This news was greeted 
warmly by campaigners and the wider community.  
 
The Council’s community engagement and public consultation has demonstrated an 
extremely high level of interest and support for proposals to bring the Winter 
Garden back into use as an improved facility for the whole community.  This includes 
strong public support for plans to renovate the glass house itself, restoring the fernery 
so that it can be used to host weddings and other events, and relandscaping the 
gardens – to enable pop-up events and other community uses. 
 
I urge you to consider the application for funds favourably.  
 
At present the Winter Garden is closed for urgent repairs, denying local people access 
to this beautiful and much-loved space, which many residents have known all their lives. 
Meanwhile the plants inside have suffered, and there is a need for proper replanting and 
specialist horticultural care. It is still a strikingly impressive structure inside and out – but 
it could be even better. At present, too few people even know that this astonishing 
heritage treasure exists. 
 
Granting this funding bid will unlock an exciting future for the Winter Garden – and will 
have a significantly positive effect on the local community. Developing its commercial 
potential as a visitor attraction will create jobs and income to the local economy, whilst 
also bringing the structure back to life and securing its ongoing maintenance.  
 
The scope for cultural and community events to be held in and around a restored Winter 
Garden is extensive, and I believe it would swiftly become a major visitor destination for 
people from across the local area and beyond. 
 
This is not just a project to restore a significant heritage building – it is an imaginative 
bid to create something really special here in Eltham, which will benefit our whole local 
community and provide a successful shared resource of which we can all be proud. 
 
Yours sincerely, 
 
 
 
Councillor Pat Greenwell 
Conservative Councillor for Eltham Town & Avery Hill ward 







Friends of Avery Hill Park 
1 July 2022 

 

Dear Coun Khaireh,  

 

The Avery Hill Winter Garden is a distinctive and dignified landmark building on 
an elevated sited overlooking a large, well-maintained and popular public park 
in densely populated suburbia. 

The park is surrounded by housing from a wide demographic and has good 
transport links to adjacent areas of south east London and Kent by rail, road 
and bus. 

Unlike many buildings of similar stature, it is easily accessible with short 
journeys by millions of people and is not behind an entry pay wall either to see 
at close hand its exterior or interior, which is guaranteed free seven days a 
week by covenant. 

The three wings of the Winter Garden also have the advantage of each linking 
with the stately listed Victorian building of the Avery Hill Mansion with its 
opulent entrance and galleries, providing a great scope and flexibility for its 
use. 

During the planning process for the secondary school which will occupy the 
Mansion, the Friends and ‘Save Avery’ committee won key concessions over 
the community access to the entrance and galleries, so that an integrated 
attraction can be created out of school hours for functions, exhibitions and arts 
events, as well as for historical and educational interpretation. 

Over recent years, the Winter Garden has failed to keep up both with its fabric 
and its potential as a public facility and leisure resource. 

In particular, there has been massive expansion of visits to buildings and 
locations for leisure, relaxation, events and functions and has seen many 
London venues transformed to become innovative and attractive public 
resources. The tourist and hospitality sector has hugely increased in its 



importance as an outlet for family enjoyment and provided a wide range 
career opportunities for people of all backgrounds. 

With proper design, creative thinking and investment, the Winter Garden can 
provide a focal point for the whole community. These can include use as a 
casual place for relaxation, a destination for day-trips, a place for functions of 
hugely different sizes and types, an arts venue, a community space for classes 
such as yoga, keep-fit, mindfulness; a place for performance and the backdrop 
for events such as light shows, Hallowe’en, pre-Christmas, summer evenings, 
music. 

It can be a place of public pride, local identification, a symbol of inclusion and 
accessibility for all, a centre of learning and leisure, volunteering, celebration 
and quiet reflexion, truly something for everybody. 

 

 

 and , on behalf of the FoAHP committee. 
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Dear Cllr Khaireh 
I am writing on behalf of GCDA to confirm our support for the Royal Borough of Greenwich’s 
plans to restore Avery Hill Winter Garden and reopen it for the community. 
We are particularly supportive of your plans to: 
 

• Retain and encourage community access to the building 
• Restore the fabric of the building to return it to a functioning space 
• Replant the garden to return it to its former glory 
• Encourage community use through events and activities 
• Provide education and learning opportunities that celebrate the history of the building 

and its horticultural heritage and future 
• Provide new employment and skills development opportunities 
• Support mental wellbeing through enjoyment of the Winter Garden and its associated 

activities 
• Support the local economy and businesses by increasing footfall to the surrounding areas 

and providing opportunities for pop-up initiatives 
• Attract visitors from outside the local area to spend time and money in and around the 

venue, in particular Eltham High Street 
• Develop a business model that will support the venue financially while also keeping the 

community at its heart and ensure the sustainability of the Winter Garden. 
• Widen the appeal of the Winter Garden so that more diverse audiences are able to enjoy 

its unique benefits 
• Significantly improve accessibility so that all members of the community can easily enjoy 

the Winter Garden 

We look forward to being involved further in your plans and will do all that we can to support 
you to secure the external funding needed to preserve and improve this wonderful community 
building.  
 
Kind regards 
 

 
GCDA CEO 
 



 
 
 
GREENWICH PARKS FORUM 
 
43 Glenesk Road 
Eltham 
London SE9 1AG 
 
4 July 2022 
 
Dear Councillor Khaireh 
 
I am writing on behalf of the Greenwich Parks Forum to express its support for the Royal Borough 
of Greenwich’s plans to restore and refurbish the Winter Garden. 
 
The Forum is a network of the 28 Friends of Parks groups in the Borough, committed to 
maintaining and extending the amenities and ambiences of these much valued parks, pleasaunces 
and commons. Avery Hill has a particularly significant profile as a park, in that it is graced by the 
presence of the Winter Garden conservatory, second only to Kew in its size and importance. 
 
The Forum has given its support to the Save Avery Hill’s campaign to save the Winter Garden, and 
it is gratified that there is widespread backing for the future survival and sustainability of this 
unique historical asset. Restored to its former glory, the Winter Garden has the potential to become 
a vibrant hub for cultural, educational and community events. The Winter Garden is well loved 
within the local community across all generations, and its revival will increase its attraction to 
visitors from outside the local Eltham area. The widening of its appeal will enhance the 
conservatory’s role in the area’s economic, social and cultural life, opening opportunities in 
employment and education for local people. External funding will ensure that the Winter Garden 
fulfils this role, and gives it the means of sustaining its impact well into the future. 
 

 
Chair 
Greenwich Parks Forum 







 

 
 

 

 
 
 
 
 
Councillor Anthony Okereke  
Leader of the Council 
Royal Borough of Greenwich 
Wellington Street  
London SE18 6PW 
 
 
 
 
Dear Anthony, 
 
Avery Hill Winter Gardens – Levelling Up Fund Round 2 Application  
 
Thank you for sharing an outline of your Round 2 Levelling Up Fund application.  
 
I am as determined as ever to build bridges between the different communities in our city, with 
government and with the rest of the country, to demonstrate how London can support the 
national recovery and the levelling up agenda. 
 
The pandemic has had a profound impact on communities, businesses and local places, 
amplifying existing inequalities and hitting specific London economies particularly hard.  
 
Working across London government, civil society and the private sector, the London Recovery 
Board has been focussed on restoring confidence in the city, minimising the impact of the 
pandemic on London’s most vulnerable communities and rebuilding the city’s economy and 
society. Collaboration with London Councils has underpinned development of the London 
Economic Recovery Framework. This is critical not only to London’s recovery, but also to 
helping drive the national recovery and levelling up regions across the country.  
 
The Levelling Up White Paper acknowledges that there are stark geographical inequalities 
within as well as between cities, towns and villages. Nowhere is this as stark as in London, 
where sharp inequality means that while we have the highest incomes of any UK region, we 
also have the highest poverty rate. 
 
I am pleased that your proposals are in alignment with the priorities of the London Recovery 
Board and the London Economic Recovery Framework and that they respond to the need to 
level up parts of London. On this basis I am happy to provide endorsement of the strategic 
alignment between your application and city‐level recovery plans.  
 
My officers are working across London Recovery Board missions and would be happy to support 
you in the development of your transformational project.  
 

 
 
 
 
Date: 30 June 2022 







 
 
 
 
 
Stuart Godfrey 
Assistant Director, Corporate and Central Services 
Royal Borough of Greenwich 
Woolwich Centre 
35 Wellington Street,  
London SE18 6HQ                                  30 June 2022 
 
 
 
Dear Stuart  
 
I am writing to offer my strong support for the bid to the Levelling Up fund for the Winter Garden in 
Avery Hill Park to help secure a viable long-term future for this iconic site.   
 
The story of the Manor House and its development is at the heart of the heritage of Avery Hill and 
the surrounding area.  The beautiful extensive glass houses – the largest outside Kew Gardens – is 
one of the the most instantly recognisable buildings in southeast London and beyond. 
 
The levelling up fund will play a vital role in the refurbishment of the buildings and will make them 
sustainable and facilitate the creation of a community led not-for-profit enterprise to finance the 
maintenance of the buildings in the future. 
 
One of the great strengths of this scheme is the partnership between local people, the council and 
me.  The local community is committed to managing this scheme to ensure that the public will have 
free access to the glass houses throughout the year. 
 
Once these buildings have been restored, I have no doubt that they will attract a great deal of 
commercial interest from people looking to host weddings and conferences that will provide the 
income stream. 
 
After years of uncertainty the Winter Gardens can now look forward to becoming a real asset for the 
local community.  The Levelling Up Fund is crucial to realising this future. I look forward to working 
closely with the local council, the Avery Hill community and all the other agencies involved to ensure 
that together we create something truly unique. 
 
Thank you for giving this matter your attention.  
 
Best wishes 
 

 
 
 
 
 

Clive Efford 
Member of Parliament for Eltham 



 

 

 

 

 
Friends of Oxleas Woodlands 

 
                              

  4 July 2022. 

 

Dear Cllr Khaireh 

I am writing on behalf of the Friends of Oxleas Woodlands to confirm our support for the Royal Borough of Greenwich’s intention to restore the 
Avery Hill Winter Gardens; the building and the gardens; and to make these accessible to all members of the community.  We also support the 
Council’s plan for education and learning opportunities that celebrate the history of the building and its horticultural heritage and future. 

We look forward to hearing more about the Council’s plans and working together to support these wherever possible. 

 Best wishes 

 

 
Secretary to the Friends of Oxleas Woodlands. 
 





   

                                                                                                               4 July 2022 

LETTER IN SUPPORT FOR RBG’s APPLICATION FOR THE LEVELLING UP FUND 

The Save Avery Hill Winter Garden campaign was formed in December 2014 following the 
University of Greenwich’s decision to sell the Avery Hill mansion site. 

This decision meant that their bid to the Heritage Lottery Fund to restore the Winter Garden lapsed, 
which had gained Stage 1 approval, and the ownership and future of the site became uncertain. 

The campaign has been an umbrella body for all the community organisations within the area and has 
successfully liaised with the council, the DfE and Harris Academy on the best way to protect the site 
and guarantee its long-term future as a public asset. 

During those seven years, the campaign has held several well-attended public meetings, each attended 
by more than 100 people. A petition was organised which attracted more than 5,000 names and the 
campaign officers have held numerous meetings with the key players to chart a way forward. 

The support from the local community has been overwhelming and the concern of people for the 
building and its current state has galvanised their enthusiasm for its future. 

A series of guided tours were held before the University closed the site to enable people to see, mostly 
for the first time, the interior the listed Mansion site. Most people have been familiar with the Winter 
Garden over the years and visited with friends and relatives but few were aware of the grandeur of the 
galleries which connect to the Garden and the possibility of it becoming an integrated unit for the first 
time since the 1900s, recreating the Victorian vision of its builder. 

The campaign is continuing to take on this coordinating role to represent the various interests of the 
local community. During the planning process, there were seven meetings with the developers on the 
numerous aspects of the design, practicalities and future use of the site in which many satisfactory 
compromises were reached and a vision for the future was evolved. 

Therefore, the campaign fully endorses the Levelling Up Fund application which would enable the 
potential of the site to be unlocked to provide a significant historical asset which is relevant to 
contemporary needs and aspirations. It can be an important focus for leisure, education, jobs and 
hospitality training as well as being a source of pride for people of all ages and backgrounds in our 
diverse community. 

 

, secretary, Save Avery Hill Winter Garden campaign 
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The Society looks forward to being involved further in your plans and continue to support you to secure the 

external funding needed to preserve and improve the Winter Garden as a community building.  

 

 

Yours sincerely, 

 

 

Honorary Secretary 

The Eltham Society 
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Dear Cllr Khaireh 
I am writing on behalf of GCDA to confirm our support for the Royal Borough of Greenwich’s 
plans to restore Avery Hill Winter Garden and reopen it for the community. 
We are particularly supportive of your plans to: 
 

 Retain and encourage community access to the building 
 Restore the fabric of the building to return it to a functioning space 
 Replant the garden to return it to its former glory 
 Encourage community use through events and activities 
 Provide education and learning opportunities that celebrate the history of the building 

and its horticultural heritage and future 
 Provide new employment and skills development opportunities 
 Support mental wellbeing through enjoyment of the Winter Garden and its associated 

activities 
 Support the local economy and businesses by increasing footfall to the surrounding areas 

and providing opportunities for pop-up initiatives 
 Attract visitors from outside the local area to spend time and money in and around the 

venue, in particular Eltham High Street 
 Develop a business model that will support the venue financially while also keeping the 

community at its heart and ensure the sustainability of the Winter Garden. 
 Widen the appeal of the Winter Garden so that more diverse audiences are able to enjoy 

its unique benefits 
 Significantly improve accessibility so that all members of the community can easily enjoy 

the Winter Garden 

We look forward to being involved further in your plans and will do all that we can to support 
you to secure the external funding needed to preserve and improve this wonderful community 
building.  
 
Kind regards 
 

 
GCDA CEO 
 








