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1. BACKGROUND AND EXPERIENCE 

1.1 I am the commercial director of Kube Accommodation Group, a company established in 2015 to 
provide modular worker accommodation on major infrastructure projects throughout the UK and the 
construction of modular affordable housing. The business is currently in discussions to establish a 
factory to manufacture its own properties to meet demand from a Midlands based property 
developer and worker accommodation required by a tier two contractor at Hinkley Point by late 
2019. 

1.2 Kube were appointed by Land and Lakes to review their accommodation proposals for Wylfa 
Newydd and provide our expert and detailed knowledge of what, in our experience, makes for 
successful worker accommodation when high numbers of staff are required to be housed for very 
long projects.   

1.3 Previously, I was the Managing Director of Shetland FM Limited which provided all soft services at 
the 850 bed Sella Ness worker facility on Shetland during the construction of the TOTAL Gas plant. 
I have first-hand knowledge of running such a facility in a remote location as well as running both a 
larger Facilities Management ("FM") business and a large security company. Prior to my 
involvement with Shetland FM Ltd, I was CFO of ArmorGroup International PLC.  ArmorGroup 
operated in 38 countries primarily providing security for international companies and embassies in 
post conflict areas. Including establishing and running worker camps in Iraq, Afghanistan and 
Kazakhstan for clients such as Bechtel, KBR and Chevron.  Bechtel and KBR were commissioned 
to reinstate and enhance various Power stations within Iraq in the mid noughties and Chevron 
developed one of the largest oil production and refinery facilities in the world at Tengiz in 
Kazakhstan.    

1.4 I have detailed knowledge and understanding of the costs associated with providing and running 
worker accommodation on remote sites.   

1.5 I have particular experience of worker accommodation camps through my involvement with both 
the Total Gas Project on Shetland and Hinkley Point C, further details of which are set out below.   

1.6 Total Gas, Shetland 

1.6.1 The Total Gas Plant was constructed on Shetland by Petrofac between 2012 and 2017.  
At its peak between 2014 and 2016, Petrofac had a total of 2,800 "off–island" 
construction workers on site at any given time.  The workers were housed in either 
floating "hotels" in and around the town of Lerwick or the temporary worker facility at Sella 
Ness, which was a five minute drive from the site.  

1.6.2 Shetland FM Limited provided the catering, housekeeping and security for an 850 bed 
camp and later took over the rental of the facility to provide a turnkey solution for various 
clients for the subsequent two years.  

1.7 Hinkley Point C 

1.7.1 EDF has commissioned the construction of two worker camps for the construction of the 
Hinkley C Nuclear Reactor: 

(a) a 1,000 man facility in Bridgewater; and 

(b) a 500 man facility at the gates of the construction site.   

1.7.2 I have been involved with Hinkley Point, both in my current position at Kube and also 
previously at Shetland FM.  In both roles I have been engaged in discussions with EDF 
and various tier one providers at Hinkley Point and so have a very good understanding of 
EDF’s approach and requirements.  
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1.7.3 Host Somerset, EDF's appointed FM provider at the above worker accommodation 
facilities, is a relatively new entrant to the worker accommodation market.  I have 
therefore been involved in extensive discussions with them with a view to either 
partnering with, or subcontracting services to them.  

1.7.4 Kube has also worked closely with a large EDF contractor regarding the accommodation 
of 500 construction workers over a period of five years while their element of the 
construction task is delivered. An NDA prohibits us from disclosing the name of the 
contractor in question.  

1.7.5 It is noted that EDF have currently placed a moratorium on further worker accommodation 
being commissioned until their 1,500 rooms are fully occupied.   

1.8 Hinkley Point C and the Total Gas Shetland project are the only significant UK construction projects 
in the past three decades that have utilised a large number of non-local workers.  Given the 
infrequency with which such temporary worker accommodation facilities are constructed, my 
experience is somewhat unique and can provide a helpful insight into the likely requirements and 
potential pitfalls of the nuclear worker accommodation proposals put forward as part of the Wylfa 
Nuclear Power Station DCO application. 

2. WORKER PROFILES 

2.1 Large projects require a broad range of skills and experience covering all age groups and genders 
as well as every skill set from manual worker to very skilled engineers and executives.  It would 
therefore be wrong, and indeed meaningless, to attempt to pigeonhole all workers involved in a 
large construction project under a single definition.  The workforce is likely to have a variety of 
social interests ranging from the very active, fitness and sport focused to the more sedentary who 
prefer to socialise in a bar, watch TV, or spend time alone in their room.  

2.2 At the Total Gas Sella Ness facility we had a gym to cater for 100+ at any one time, a bar that 
could seat over 300 with five SKY Sport TVs on in the evening, a coffee shop, a 7-11 shop, a 
canteen, pool tables, dart boards, music room and a five a-side football pitch for 850 people.  
Despite the range of facilities on offer, this still was not sufficient to cater for the 850 workers that 
were accommodated at this site.  Wifi was available throughout the facility, including in every 
bedroom, however an additional £30,000 needed to be spent installing stronger boosters 
throughout the building. 

2.3 Lessons learned: 

2.3.1 The greater the number of workers being catered for, the greater the number and scale of 
amenities required.  The importance of ensuring that all profiles are catered for also 
increases when dealing with larger numbers: From experience I have found that bored 
workers become dissatisfied very quickly and will either complain until resolved or vote 
with their feet and seek alternative employment; 

2.3.2 The quality of the wifi in all parts of the accommodation facility has a substantial impact 
on the contentment of the workers since it is their primary means of communication with 
family and friends as well as the medium used to stream programs on ipads, phone, 
PS4s and laptops. As a result, televisions in rooms may no longer be required. 

2.4 The Section 106 Summary report at appendix 3 to these submissions discusses in detail the 
various facilities that Land and Lakes has committed to delivering as part of its proposed worker 
accommodation development.  This includes the provision of and/or financial contributions towards 
extensive sports and leisure facilities (including sports pitches), swimming facilities, library services, 
public open space, catering facilities (including canteen, restaurant and café), bar and retail 
provision. 

2.5 Furthermore, due to the close proximity of the Land and Lakes sites to Holyhead, it is noted that 
some of the demand will be capable of being met by existing services.  This will also serve to 
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improve the general wellbeing of the workforce as it will give them a sense of inclusion and further 
enhance their cohesion with the local community  

3. SCALE OF FACILITIES 

3.1 It is an established principle that size brings economies of scale and therefore the larger the facility, 
in theory, the cheaper it will be to run. There are of course economies of scale pertaining to 
needing only one management team to oversee the facility, purchasing power when it comes to 
food and laundry services as well as the cost of the physical buildings required. When it comes to 
accommodation, scale does however bring its own issues and the greater the concentrated number 
of workers in one facility the greater the likelihood of the following issues arising: 

3.1.1 Logistical challenges tracking and overseeing high numbers of staff (the facility needs to 
have swipe card entry and depending on the catering provision it too may need swipe 
card payment); 

3.1.2 Bottle necks will be created at mealtimes and at the beginning and end of shifts when the 
majority of residents arrive from/leave for site (security checks take time).  If the facility is 
off-site the logistics of moving large numbers of people by coach comes into play, 
however there is potential to minimise delays through the screening of workers in 
advance of boarding (see my comments at paragraphs 4.7 and 4.10.7 below in this 
regard); 

3.1.3 The larger the facility the greater the need for social amenities either in close proximity to 
the facility or on site. Lack of facilities result in serious unrest within the workforce; 

3.1.4 The larger the facility the less likely it can be repurposed at the end of the construction 
contract as legacy housing for local long term housing needs.  The ability to factor in this 
long term use can dramatically reduce the cost-effectiveness of the worker 
accommodation and is likely to have a far greater impact than the physical location of the 
site.  For example, if worker accommodation units are constructed and used for a period 
of ten years before being decommissioned, the cost of construction can only be spread 
across a ten year period.  However, if the rooms are repurposed to deliver long term 
accommodation (as Land and Lakes' scheme would be) the construction costs can be 
apportioned between the initial worker accommodation use and the long term legacy use 
of the unit.  As such, it would be possible to defray the extra transport costs/logistics of 
having accommodation off-site as a result.  For security reasons, the location of the 
campus in close proximity to the site will also have an impact on the ability to convert it for 
legacy use.  

3.2 Lessons learned: 

3.2.1 In my experience, economies of scale dictate that a remote facility of circa 1,000 rooms 
works well since it is large enough to be efficient but not so large that the residents feel 
overwhelmed or claustrophobic due to the scale. Moreover, it can justify a good range of 
amenities without needing to provide multiple gyms, bars, or social areas. If the facility is 
broken down into smaller accommodation blocks then 1,500 residents could comfortably 
work as long as the amenities provided were for that number.  As discussed in further 
detail below, where accommodation is located in close proximity to an existing settlement, 
higher numbers of residents can be accommodated due to the ability to access existing 
services in nearby towns. 

4. LOCATION OF FACILITIES 

4.1 Locating the facility within the site perimeter clearly has the advantage of proximity to the work 
place, minimal daily delays for security checks and zero travel time to site. However, my 
experience both in the Shetlands and knowledge of Hinkley Point is that workers prefer to live "off-
site" than "on", particularly if the site is not close to a local town with extensive amenities.   
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4.2 This is evidenced by the fact that EDF has been forced to issue a mandate requiring the on-site 
facility to be fully utilized due to the general reticence to use it when alternative accommodation 
was available in Bridgewater town.  Regardless of EDF's intervention, it is likely that take up will 
increase over time as alternatives off-site are filled up.  However, concerns remain regarding the 
workers inability to 'decompress' and the long term impacts this may have, including the potential to 
lose members of the workforce as a result.   

4.3 Based on information received from a representative of one of the main contractors working on the 
project, it is understood that before EDF's intervention, the initial take up of rooms at their on-site 
facility was tracking at around 20%.  It appears that this slow uptake was caused by the desire of 
workers to separate their work environment from their living accommodation in order to 
'decompress' and relax.   

4.4 The need for workers to be able to 'decompress' is something that was particularly apparent to me 
during my time managing the facility at Sella Ness.  Spending an extended period of time with the 
workforce, it became clear that they needed an opportunity to compartmentalise their work and 
social activities in order to cope with extended periods of time away from their families.  Living in an 
isolated accommodation campus introduces significant barriers to workers who want to leave the 
work site and wander into the local town to a pub, restaurant or cinema due to issues regarding 
transport and the hassle of having to leave/access a secure area.   

4.5 Another observation from my time at Sella Ness is that larger on-site facilities are likely to bring 
higher number of disgruntled residents and the need to provide a full suite of amenities therefore 
increases. If the facility is located in a remote location and caters for more than 2,000 residents,  
consideration needs to be given to whether a cinema, hairdressing salon, fast food franchise and 
dental and GP surgery should also be provided in addition to the almost mandatory, bar, gym, 
coffee shop and five-a side pitch, . People need, if not demand, variety, and the further the facility 
is located from a medium sized town the more on-site facilities should be provided. From my 
experience, if the accommodation is sufficiently close to existing facilities, the need for variety is 
met by facilities within local towns. However, the proposed Site Campus at Wylfa Newydd is some 
considerable distance from any existing main settlements and workers would need to travel in 
order to access variety. This compares poorly with the Land and Lakes scheme which is sufficiently 
close to Holyhead to allow residents to access facilities in the main conurbation of Holyhead town.  

4.6 As touched upon previously, an additional draw back of on-site accommodation is the inability to 
reconfigure such facilities for long term housing, due to issues regarding security and safety given 
the proximity to the nuclear site.  This is a further disadvantage of the Wylfa DCO proposals when 
compared to the Land and Lakes scheme. 

4.7 Another key impact of large "on-site" facilities is that on shift changeover days, when staff vacate or 
return to the site there will be a very material security checking process and transport logistics 
required.  This will be particularly challenging when large numbers of workers are swapping shifts, 
generating a long bottleneck queue that in turn will cause some friction and angst for those workers 
trying to leave the facility to return to their homes and families.    

4.8 An onsite camp of 4,000 people in a secure nuclear site would require a very large security 
contingent, scanning facilities consistent with a major airport and a very large holding/processing 
area.  Hinkley Point are currently processing less than 3,000 workers a day who live "off-site" with 
them all being processed through one security site on a staggered basis (due to shift patterns).  
Bottlenecks are already being encountered and these will only increase when those numbers rise 
to 7,000 or above. 

4.9 Since the workers will be free to leave the facility and travel into the nearest town it would be wise 
to provide dedicated transport to and from the town throughout the day since the local taxi and bus 
services are unlikely to be able to cope with demand where workers are unable to walk or cycle to 
local facilities.  Moreover if such services are provided, they can control the timings to encourage 
(but not insist that) residents return to the facility at a reasonable hour. It would also allow them to 
utilise their own security team to oversee residents returning from a night out. 



5 

4.10 Lessons learned 

4.10.1 Construction workers are not the military, they are civilians who are free to conduct 
themselves as they deem fit outside of the hours they are at work.  They are not 
governed by the same disciplinary code as the military however their contracts of 
employment can of course be terminated if they breach their company's rules. It is 
anticipated that such contracts would enable an employer to dismiss an employee for 
acting in a manner that brings the company into disrepute.  By way of example, even as 
an SME business Shetland FM Limited had such a clause and had to use it at least once 
or twice a year. 

4.10.2 Construction workers demand a high quality of comfort and amenities while working away 
from home, including: great wifi; good social facilities and a broad variety of quality food – 
"healthy" and vegetarian options are a given. Shared rooms or washrooms shared 
between large numbers of individuals lead to significant issues which outweigh any cost 
savings they may offer. 

4.10.3 The longer the project the more important that quality of life outside of work hours is of a 
high standard.  Bored workers soon get frustrated and either demand better facilities or 
resign.  By way of example of the significant worker churn encountered on long-term 
projects, over a period of just four years, Total's project saw a turnover of 10,000 workers 
use the 850 room facility at Sella Ness.   

4.10.4 Worker churn is expensive and increasingly so with larger and more complex projects. All 
workers will have to pass various induction courses, be kitted out with PPE and hold 
suitable accreditations to be on site.  Moreover for a nuclear site there will be additional 
security checks carried out before a site pass can be issued. "On-boarding" staff will cost 
thousands of pounds per person and regular ongoing training will add to that.  Attrition 
due to poor facilities and location will result in substantial costs for the project in the long 
run. 

4.10.5 As evidenced by the slow uptake of on-site accommodation at Hinkley, "living over the 
shop" is never the workers' preferred option.  This is due to them having a strong desire 
to compartmentalise work from their social lives.  It is therefore likely that a worker 
allocated a room on site will feel a mild level of resentment from the outset.  

4.10.6 Very large facilities face significant logistical challenges in dealing with the demands and 
requirements of thousands of personnel at broadly the same time.  Staggered shifts can 
assist but generally the majority of workers will expect their evening meal between 5.30 
and 7.30pm and breakfast between 6.00 and 7.00am. The larger the facility and the more 
remote it is from the local town, the greater the need for a very broad range of amenities  
The cost of providing such facilities will in turn eat into any cost benefits of having such a 
large facility located on-site. 

4.10.7 Off-site facilities of 1,000 -1,500 residents near a main conurbation can be provided at a 
compelling cost, be run efficiently and do not require the same level of amenities as an 
on-site facility. Moreover, depending on location, it is possible to keep travel time down to 
a minimum by undertaking security screening of workers at their residence before 
boarding a secured bus to go to site. This can ease the bottle-neck effect at the site 
security gate. 

4.10.8 Accommodating workers in dedicated facilities improves morale, enhances control and 
accountability of contractors' staff and is a cost effective method of providing food and 
lodging on a long term basis. Moreover it discharges the fundamental duty of care 
employers have to ensure that their staff are treated appropriately, are well rested 
between shifts and are not expected to endure unreasonable commuting journeys. 

4.10.9 Commuting by private car in excess of 30–45 minutes to a construction site for more than 
a few weeks is not a tenable situation and significantly increases the probability of those 
involved: 
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(a) having an RTA; and/or  

(b) being less productive during work hours  

This is compounded when shift patterns dictate a ten hour working day and at least an 
hour to access and egress a security work site.  

4.10.10 As evidenced by EDF's "source local" and "create a legacy" undertaking to Sedgemoor 
Council there is a need for project developers to consider the long term impact of their 
project on the local community.  As such the most cost effective, socially acceptable and 
therefore easiest facilities to meet the housing objectives of local councils are those which 
can provide long term legacy benefit to the local community. The provision of permanent 
quality housing to meet local demand from repurposing modular worker accommodation 
provides a win: win for all involved. 

4.10.11 Finally, with the increasing number of major, long term infrastructure projects in the 
pipeline over the next ten – fifteen years it is likely that there will be a significant shortage 
of skilled workers to deliver all of the projects on schedule. As a result quality of life 
considerations, will play a part in deciding which project the worker wishes to be involved 
in since wage rates will, through necessity and market forces, be broadly consistent 
between projects. Comfortable accommodation, in an appropriate location, with a broad 
range of amenities will be a differentiator to attract staff and minimise attrition. 

 

David Seaton  
Kube Accommodation group 

4 December 2018 

 

 


