
[image: image2.jpg]



OBC Appendix 1b: OBC Abnormal and External Works Guidance
Document Status: Issued

 December 2006

	Document Properties

	Document Author


	Design Manager

	Document Owner


	Director of Policy & Programme

	Organisation


	Partnerships for Schools

	Title


	OBC Appendix 1b: OBC Abnormal and External Works Guidance

	Document Type


	Guidance

	Review Date


	December 2008

	Abstract

	Brief paragraph to include:

Introduction

Context

Specific audience e.g. Local Authorities in Wave 5

Relevant process stage

Other useful guidance / documents to be read alongside this document.




	Version History

	Date

	Editor
	Version
	Status
	Reason for change


[image: image1]

Appendix 1B: 
Guidance notes for OBC Abnormals (and External Works) Proforma
The proformas should be completed on a school-by-school basis.  

Apart from the ‘date of submission’ and ‘Other Information’, the data required in the first part of the proforma can be carried forward, updated as necessary, to the final benchmarking [data] and follows the same format. [The majority of the data is required, and where the reason is not obvious, an explanation in italics is identified below.]
Date of Submission and Author:  
The submission date should be stated with an organisation, contact name and phone number on the title sheet.  This will allow for any clarifications or discussions to take place. The dates for each subsequent submission should also be noted with the final version having the same date as the Local Authority’s OBC.  

School Characteristics

BSF Project Title: To include the Local Authority (LA), BSF Wave and Phase number
School name and number:  a proforma shall be submitted for each school. The school’s name should be noted together with the seven-digit DfES code which shows the LA and school number in the following format: 123/4567. 

Specialism(s):  the existing or proposed specialism or joint specialisms of the school should be noted.
Type of school: should be one of the following: Community, Foundation, Voluntary Aided, Voluntary Controlled, Academy, City Technology College, Maintained Special, Non-maintained Special, Pupil Referral Unit
Gender: Note if the school is predominantly boys (B), girls (G) or mixed (M). 

Age range of school: The age range of the school is to provide a general characteristic, but is best noted as one of the following: 9-13, 10-13, 11-13,, 11-16, 12-16, 13-16, 14-16, 11- 18, 12-18, 13-18, 13-18, 14-18, even though the latter age is often noted as a year higher, such as 14-19. 
Project Context

Proposed project location, this is to place the project in general context of the following
· City centre

· Tight urban

· Urban

· Suburban

· Rural

Total area of site(s): This is the proposed total (gross) area (in m2) of all sites to be used by the school, covering the full extent of the school grounds within the existing (if no change proposed) or proposed boundaries in which the school facilities are located, including landscaping, car parking and playing fields.  

Total net area of site(s): This is the proposed total net area (in m2) of all sites to be used by the school following BSF funding, as defined in BB98: including the full extent of all sports pitches, hard-surfaced games courts, informal and social area and habitat areas, including those on ‘off-site’ facilities. This can be used to check against the area recommendations in BB98 and, where there is a new or amended site, the requirements of the Education (School Premises) Regulations 1999.
Proposed school GIFA: this is the total GIFA (measured to the internal face of the external perimeter walls at each floor level1) proposed for the school buildings, including any supplementary area2. 
Proposed net building area: this is the total net, or usable, area proposed for the school buildings, following its BSF funding, including any supplementary area2 remaining as existing or funded through other sources. As defined in BB98, the net area includes all spaces in the gross area of buildings, except toilets, washrooms and showers (and lobbies to them, including changing rooms), plant areas such as boiler rooms, circulation space, school kitchens and the area taken up by internal walls.
Number of sites with buildings: where this is more than one, this is the number of sites that the existing school is split between. It should only include those sites with significant buildings used by the school (so would not include a separate playing field site with changing rooms or pavilion), and the sites should be sufficiently distant from each other to be identified as split-site by the LA for the purposes of funding through the Local Management of Schools (LMS) system. This can be the basis of increased BSF funding and can have implications for the gross building area.
Area of off-site playing field: If off-site playing fields are needed to enhance the playing field provision of the proposed school, for instance to reach the regulatory requirement, then the area available to be used (in m2) needs to be stated.

Site Conditions

Nature of ground: this is to provide a general view of the ground conditions upon which the school buildings are to be erected defined by generic foundation type 

· Strip foundations

· Deep strip foundations

· Pad and Beam (reinforced) 

· Piled foundations
· Raft foundations
· Other

Site levels: this is to provide a general description of the predominate slope of a site where school buildings are to be erected

· Level – gradient up to 1:30
· Slightly sloping - 1:29 to 1:20

· Sloping -1:19 to 1:10
· Steeply sloping - greater than 1:10
Water table: this is to provide an indication of the sites predominate ground water level where school buildings are to be erected. These are identified as where the water level is likely to rise [at least once within any 5-year period] such that it may effect:
· The building (i.e. on a flood plain);

· The slab and strip foundations; or

· Piling.

Other features: this is a free text box into which any other site factor that significantly impacts both the design and cost of any buildings can be entered.

School Characteristics

Pupil Places, based on the current existing capacity of the school and the proposed capacity of the buildings following BSF funded new build or refurbishment, should be divided into the following categories. These should be based on a net capacity assessment or proposal, and not on the Number on Roll (NOR). The proposed capacity should be in line with the Strategic Business Case (SBC)/ Strategy for Change (SfC).

· KS2:  The total places to be accommodated in Year 5 and 6 in mainstream middle-deemed secondary schools;
· KS3:  The total places to be accommodated in Year 7, 8 and 9 in mainstream secondary schools
· KS4:  The total places to be accommodated in Year 10 and 11 in mainstream secondary schools
· Post 16:  The total places to be accommodated in Year 12 and 13 in mainstream secondary schools if a sixth form exists or is proposed
· PRU: The total full-time equivalent number of places, in any secondary Year or Key Stage, to be accommodated in a Pupil Referral Unit. This may be stand alone or collocated within a mainstream school. These places should match those agreed to be funded in the FAM at Strategic Business Case (SBC)/ Strategy for Change (SfC).
· SEN PLASC A, B, C; The total places to be offered, in any secondary Year or Key Stage in a Special school or in a SEN unit or resourced provision in a mainstream school. These should not include places for pupils with SEN or disabilities that would be accommodated in any inclusive mainstream school, but only the additional places for those with severe of complex needs, as agreed to be specially funded in the [FAM at Strategic Business Case (SBC)/ Strategy for Change (SfC). Hence, within each PLASC category, as defined under the PfS Funding guidance,
· A. Cognition and Learning Needs could include SLD or PMLD, but SpLD and MLD without additional needs would be accommodated within the mainstream school; 
· B. Behaviour, Emotional and Social Development Needs could include BESD;
· C. Communication and Interaction Needs could include ASD, but SLCN would be accommodated within the mainstream school.
· SEN PLASC D: the total places to be offered for Hearing or Visual impaired pupils in a mainstream school. PD would be accommodated in any inclusive mainstream school. Where these are in sufficient number to require specially resourced facilities such as specialist equipment, these may be covered under abnormal funding. 
Type of SEN; For the purposes of the external works and abnormals proforma only, it is useful to identify which of the SEN PLASC A, B or C categories above are to be accommodated. This could include SLD, PMLD, BESD, ASD, or a combination of them.
BB98 and BB77 GFA Comparators: the formulae in these boxes will automatically calculate the gross area on which BSF funding will be based: as in DfES Design Guidance BB98 or the PfS area/funding formula for special schools and SEN provision, which matches the current recommendations in the draft BB77. The automatic calculation will also identify if it is a middle school, if there is a requirement for a hydrotherapy pool, and if additional area is being allocated because it is a split site.
Proposed GIFA:  The gross internal floor area
 is split between base scope and supplementary scope.  The ‘base’ scope refers to work which is funded under the BSF programme.  This is generally restricted to the gross area allowed for in the BB98 and BB77 GFA Comparators above, plus any further area that may be required to allow for the required schedule of accommodation to be accommodated in refurbished buildings. The supplementary scope covers all other areas, for example, extended community uses funded by the LA or other services such as libraries or teacher training space which funded from other sources. BB98 page 48 gives a fuller list
The GIFA should then be broken down into the three main types of provision which, may be provided within BSF. The mainstream provision should generally total the BB98 comparator, as above. The PRU provision, which may be colocated or separate to mainstream, will generally be around the funded area of 21m2 per place. And the SEN provision for PLASC categories A, B and C, as discussed above, will also be around 21m2 per place, plus a further amount if it is in a stand-alone special school rather than a unit or resourced provision on a mainstream site. 

The total gross internal floor area of each provision is then divided into the following types of construction:

· new build (complete new building or extension); 

· major refurbishment or remodelling of existing buildings;

· minor refurbishment with limited repairs to existing buildings

· unaffected 

Building type to be refurbished
Any areas to be refurbished should be broken down to provide a percentage of the existing buildings GIFA using the descriptions most appropriate for the building type/age according to the table below:  

	Reference Letter
	School Type
	Defining Characters

	A
	Victorian/ Edwardian
	Solid masonry construction often under pitched  tiled roofs and/or flat roofs with distinctive parapet designs, woodblock flooring extensively used, large sash ‘multi-pane’ windows often with high level opening lights, small class rooms (circa 40 – 50m2), high ceilings, narrow corridors (circa 2m wide) prone to temperature imbalances due to legacy ‘single pipe’ heating systems and large windows (solar gain)

	B
	1920’s/1930’s  Inter-war
	Solid masonry construction often under pitched tile roofs and or flat roofs, woodback an/or granolithic flooring extensively used, large sash ‘multi-pane’ windows often with high level opening lights, small class rooms (circa 40 – 50m2), lower ceiling heights than Victorian/Edwardian

	C
	1950’s      post-war
	Solid masonry construction often under pitched tile roofs and/or flat roofs (asphalt common), woodblock and/or granolithic flooring extensively used, large sash ‘multi-pane’ windows often with high level opening lights, small class rooms (circa 40 - 50m2).

	D
	1960’s/1970’s CLASP + other ‘system’ build
	Steel frame originally built with high proportion of timber windows and concrete cladding units (timber an option), distinctive eaves details, flat roofs (normally built up felt), fibrous plaster ceiling tiles used extensively internally (Asbestolux also encountered), low thermal mass so often reported as “cold in winter – hot in summer”, thermoplastic tile floor finishes common.

	E
	1980’s to date
	Masonry walls, smaller window areas than predecessor designs, variable quality but usually have better insulation and heating than older school designs. Mostly extensions – only a small number of new schools were built in this period


New Buildings Configuration

The GIFA of new buildings should be allocated, as a percentage, to basements etc. below ground and buildings or extensions that are substantially single-storey, two-storey, three-storey or more (in which case the number of storeys should be specified). This can influence any abnormal costs for piling, as this will be higher in single or two-storey buildings. For each type of building, the [approximate] average height, measured in metres from finished floor level to the underside of the structural slab, should be estimated if possible.
Other information

The following other information is also required for the purposes of the external works and abnormals proforma only, and do not form part of the bench-marking data
· Total Current NOR; The total Number on Roll for the school and any collocated units or resourced provision at the time of the estimate. This is useful to compare to the current places above to identify whether the school has a surplus or deficit of places, which in turn can affect the need for temporary accommodation
· Existing school GIFA: this is the total Gross Internal Floor area or Gross Building Area (measured to the internal face of the external perimeter walls at each floor level
) for the existing school buildings prior to BSF funding. This should include both permanent and temporary accommodation, as well as any supplementary area
. 
· Date of Estimate: The quarter in which the estimate cost is based entered in the usual format e.g. 2Q05.

· Construction duration: This is the estimated construction period stated in months, not including any enabling work or post-construction demolition. If a school is phased, the period stated should cover all the phases even if there are periods of construction inactivity at a school. Construction likely to be significantly over the typical 18 month period may be awarded an allowance to cover the extra inflation incurred.
· Number of phases, exc. demolitions: The anticipated number of construction phases should be stated excluding any enabling works phase, e.g. an initial demolition phase, or any post-construction demolition.
· To be demolished: This is the total area by GIFA of any buildings that it is anticipated will be demolished to facilitate the proposed construction. This area plus that of the major remodelling will be used to calculate the standard allowance for asbestos removal.
· Construction Start: The quarter when the LA estimate work will commence on site excluding any enabling works entered in the usual format e.g. 2Q07.
· Construction End: The date when is the LA estimate work will be completed on site. excluding any post-construction demolition, entered in the usual format e.g. 2Q07.
· Funding start date: The date that the PfS will assume estimated funding will be first drawn down entered in the usual format e.g. 2Q07. This will normally be the same as the construction start but may be deemed to be later by PfS to allow for further inflation where the construction duration estimated by the LA above. is unavoidably significant.
· Type of site: the LA should identify from the drop-down list whether the main site will be as existing, reduced in area, enlarged or new. If it is new this will have an impact on the totals as the LA will be responsible for any abnormals needed to allow development on the site, such as decontamination.
· Main Contractors OH&P, Prelims and Contingency; The LA is to insert its anticipated % based up on the value of the construction works. This can be added to the costs listed in the proforma to give a total not including inflation. This can be compared with the PfS total, based on standard OH&P, Prelims and Contingency rates, [and any difference will need be found by the LA].
Schedules of Work
The remainder of the proforma consists of schedules of three types of work, covered by the PfS 17% allowance for external works and abnormals, plus any further funding that may be awarded by the PfS or found by the LA. The purpose of these schedules is to identify what this further funding may need to be, how it is justified, and the amounts that should be covered by the PfS and by the LA.

The three type of work are:

· External works (not including demolitions);

· Enabling works, comprising the following external work and abnormal items and other works without lifecycle costs:

· Asbestos removal

· Abnormal fees (most of which would only be covered by PfS funding in Academies);

· Temporary works;

· Demolitions;
· Abnormals (with lifecycle costs);
In each case, the LA Technical advisors should identify an estimate for all relevant items, based on a rate where appropriate. The PfS will then identify the PfS allowance for each item, which may be based on a standard PfS rate. The difference, multiplied by the Main Contractors OH&P, Prelims and Contingency, is the cost that will have to found by the LA.

[Darker fill colours indicate items that are generally unlikely to be covered by PfS funding and therefore will need to be covered by the LA. This will generally include all infrastructure costs, except the diversion of mains utilities not servicing the site, and any phasing and decanting costs.]

The final fee allocation and the inflation up to the Funding Start Date will be calculated by the PfS in the Funding Allocation Model (FAM). For external works and abnormals, the likely fee allocation (12.5% for  more than 60% new build and 15% for more than 60% refurbishment) is shown for indicative purposes only. Enabling times without lifecycle are assumed to include fees in the cost estimate.
The following are taken from the BCIS elemental breakdown which is fully defined in “The Surveyor’s Construction Handbook, Part 2, Section 3, effective from 1/11/99”.  These have been expanded for the purposes of the BSF programme to ensure consistency.

External Works Items

Estimated costs for all external works [except demolition] should be identified to confirm that the work required can be covered by the PfS allowance of 8% of refurbished building costs and 12% of new building costs.

External works include
· Site clearance, excavation and earthworks [related to building work];

· Access roads and separate Vehicle/Pedestrian entrance, excluding Car Parking circulation routes;
· Car parking and circulation routes;
· Pavements and pedestrian walkways;
· Hard surfaced areas, including, Multi-use Games Area (MUGA), as well as other hard-surfaced games areas and hard informal and social area, as defined in BB98;

· Soft landscaping and habitat areas, as defined in BB98;
· Sports pitches including equipment;

· Incoming services and statutory connections (incl. new sub-stations if a replacement or upgrade is needed);

· Land drainage;
· Site lighting; 

· Fencing of typically 2.4m or similar height (the need for fencing higher than this, for instance as a ball-stop, would generally be treated as an abnormal);
· Other external works, including outdoor furniture and signage.

Demolition and site clearance, including decontamination, are dealt with under Enabling Works.
Enabling Works

Abnormals and external works deemed to be without life-cycle costs are included in ‘enabling works’ in the next schedule, which covers three types of work generally extra to the building contract.

Demolitions and site clearance: should be separated into the various headings and include grubbing up and removal from site, protection and making good as appropriate. The PfS allocation will include any supplementary area assuming it is not significant). Retaining work to adjacent buildings to be demolished should be identified separately. Site clearance will include any decontamination and ecological work required.
Asbestos removal includes:

· A level 3 survey of relevant existing buildings, which needs to be done prior to work commencing but while the buildings are unoccupied; and

· Asbestos removal, for which the estimate would usually be based on a level 2 survey but the PfS allowance would be based on a standard rate per m2 for the area of all demolitions and all major refurbishment. The PfS allocation will include any supplementary area assuming it is not significant.
Abnormals fees will generally only be covered by [PfS] BSF funding if they are for archaeological investigations beyond desktop surveys. Almost all other fees would be expected to be covered by the overall fee allocation. Some exceptional abnormal fees may need to be covered by the LA, including legal fees related to rights of way or party walls. Some may be covered by the PfS, for instance an electromagnetic survey :

Temporary Works: The LA is to include for the relevant type of temporary accommodation which should include all relevant costs of ground works, bringing to and removal from site, services and any attributable fees i.e. providing an all in rate The LA is to indicate if this is a total cost based on hire rates or purchase. Separate rates are suggested for:

· Temporary classrooms (typically 60m2 with storage but no wet services);

· Temporary practical accommodation (typically 90m2 with wet services such as water and bottled gas;

· Temporary halls and kitchens, requiring large or open plan temporary provision.
Separate figures are usually estimated for: 

· foundations, access if difficult and service connections as required;

· protection of existing buildings during construction, for instance temporary making good if part of a building is demolished to enable work to commence, before the remainder is demolished.
Abnormal Items 
Infrastructure costs: Estimated costs should be provided for additional infrastructure that would not typically be included in External Works. Items that are identified separately for benchmarking purposes comprise:

· diversion of mains utilities due to building work, which will generally be covered by PfS if not servicing a new school site;

· new access roads or improvements to access roads, new cycle routes, safe pick-up and put-down areas and pedestrian and cycle crossings;

· bridges or tunnels to facilitate safe movement of students.

Other infrastructure costs could include:

· new utility connections and sub-stations, if not replacement or upgrade of an existing;

· exceptional service connection charges;

· Significant reinforcement of existing services;

· vehicle barriers and controls.
As well as helping the LA to quantify all additional costs which are not funded by BSF, as discussed above, including this section on infrastructure it also useful for new sites.
Where a school is moving to a new site the cost of acquiring the site and making it developable can be offset against the aggregate capital receipt across the wave, before the BSF programme share is calculated. To make a new site developable might require various infrastructure work, such as a new external access road to the site, extending utility services to the site, or burying o/head power lines. These costs can be funded from the aggregate capital receipt, before the BSF programme share is calculated, as long as they relate to the site. If these are peripheral to the development of the site (such as a Highways Department request for a roundabout to be installed so that an adjacent site can also be developed), they will need to be funded from the LA’s share of the capital receipt. All costs to make the site developable should be itemised in this Infrastructure section of the abnormals proforma as a gross item, and detailed on site plans. These costs will need to be agreed with PfS so that at OBC the net aggregate capital receipt can be agreed. The cost of Section 106 or 278 agreements struck between the LA and its own Planning Dept are for the LA to negotiate and fund from its share of the capital receipt.
Site restrictions: Where the site is congested in that new buildings or refurbishment proposals will incur additional cost. Items that are identified separately for benchmarking purposes comprise:
· phasing and out of hours working, which will generally not be covered by [PfS] BSF funding;
· an all weather pitch on a restricted site, which will generally only be covered by [PfS] BSF funding if it is for increased pupil places of 150 or more on an existing site where the current playing fields area complies with the Education (School Premises) regulations 1999 but cannot be extended. All weather pitches may also be required where the existing site is already restricted (but has been deemed compliant with regulations as an existing site) or in a new site that is restricted. Both these circumstances would require LA funding, although the latter could be covered by capital receipts, as discussed under Infrastructure above.
· extra over for four-storey or higher if required due to constrained site area;,

· other site restrictions.
Other site restrictions could include extra over for further circulation area in buildings on steeply sloping sites.

Site conditions: Where site conditions impose more expensive solutions. Items that are identified separately for benchmarking purposes comprise: 

· bearing capacity requiring piling, beyond the standard allowance for 1 or 2 storey buildings, on the basis that the foundation costs for 3 storey or higher buildings would allow for piling as an option;
· very poor ground conditions, including mineshafts needing to be capped obstructions below ground, springs having to be diverted;
· unusual and/or extreme site level variations or site topography necessitates retaining walls and ramps etc. as external works;

· unusual site clearance, contamination or gas in the ground;
· extreme noise pollution, for instance requiring triple glazing in lieu of double where the building must be sited next to a motorway.

Other site extreme site conditions could include the protection of trees with protection orders during construction where there are a significant number.

Other Abnormals:  this includes other costs which may accrue due to unusual circumstances relating to the project. Examples of those deemed, for the purposes of PfS costing exercises, to have life-cycle costs are listed as: 

· Unusual Planning requirements and Planning constraints such as conservation areas, which would generally need be funded by the LA;
· Work to listed elements of buildings;
· Boundary ball-stop or security fencing above the typical 2.4m height, for instance where a games area will back onto housing where buildings will be demolished;
· Extra security matters, such as  extra security of the contractors’ area or shutters, as a result of a DfES [-agreed] risk assessment;
· Environmental matters, such as bats or [Japanese knotweed].

Other abnormals deemed to be with lifecycle could include party wall matters.

� Gross internal floor area is the area measured to the internal face of the perimeter walls at each floor level in accordance with the Code of Measuring Practice published by The Royal Institute of Chartered Surveyors (RICS).


� in accordance with the Code of Measuring Practice published by The Royal Institute of Chartered Surveyors (RICS)


� As defined on page 49 of BB98
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