Chapter 5: The Management of Refurbishment Work

Note: Answers to review tasks are coloured blue
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Reflective Summary
· Refurbishment design as opposed to new build design poses a number of specific problems.
· The design of refurbishment works should focus on analysis as opposed to synthesis
· It is common for buildings to remain occupied during construction work and this poses additional problems from a design perspective
· It is important that clients brief designers at length before any design work is undertaken. One of the major problems in refurbishment is that clients do not make it absolutely clear what it is they require from the proposed refurbishment scheme.
· The nature of unknowns and the extent of the problems that they can cause will be different for every building.
· Funding from grants which tend to be more readily available for refurbishment work, than for new build work.
· Before any initial design is produced, a detailed appraisal of the building is required.
· One of the main keys to the design of a successful refurbishment scheme is to build in flexibility.
· One of the major problems in the design of refurbishment schemes is compliance with current Building Regulations.
Review Task

Produce a checklist that could be utilised by a designer for the appraisal of an existing building.
· Before the commencement of an appraisal, the appraiser should be very aware of the intention and expectations of the client
· The level and standard of the scheme should be agreed by the client and designer
· The relationship and balance between the final building value and required building performance needs to be established
· The building owner may wish to restore the building to its original state due to damage being caused accidentally
· However in most cases the building owner may want to include improvements or modifications
· The extent that demolition is possible needs to be established. This may be dictated by adjacent properties or by planning restrictions
· An initial idea of the proposed budget for the refurbishment, as this will obviously affect the extent of a scheme
If all of these have been addressed, this should ensure that all risks have been identified be they health and safety risks, financial risks or planning risks.




5.2 Procurement and Management of Construction

Reflective Summary
· Some procurement techniques may prove more beneficial for the client, the contractor or both. In any contractual arrangement it is better to aim for win-win situations. 
· The basic control mechanisms for cost, duration and quality of the works that are used on new build contracts should also be used for refurbishment contracts, but they may take slightly different forms. 
· Procurement options include selective or open, competitive tendering, two stage tendering, drawings and specification, negotiation, partnering, cost reimbursement and fee and design and build
· There is no procurement method that does not have any risks for the client, the contractor or both. The decision to use a particular method will depend on a number of factors.
· The control mechanisms that contractors use for the management of refurbishment contracts are the same as for new build work. 
· However in refurbishment, because the works can be very 'bitty', different contractors could undertake the works in different sequences to produce the same finished product. 
· The success of a refurbishment contract is very much linked to the ability, knowledge and conscientiousness of the site team. 

Review Task

What are the potential risks to the client and the contractor if adopting the following procurement methods for refurbishment work?
a. Competitive, selective tendering
b. Design and Build

Selective or open, competitive tendering
Although this form of procurement is commonly used, it can create problems for the client. 
Tender prices and contract durations are submitted by contractors based on drawings and bills of quantities. 
In refurbishment work, the number of potential unknowns that will be discovered during the works could be huge, and these will not have been priced by contractors at the initial tender stage. These extras will have to be dealt with as variations to the contract and as there will generally be no bill quoted activity to compare the works against, they may have to be undertaken as day work items that can be costly to the client. From a contractor perspective however, these variations due to extras can increase profit if dealt with correctly.

Design and Build
In design and build schemes the contractor is responsible for the design and construction of a building. The client needs to brief the contractor in detail about their requirements, and may fund the cost of an appraisal by the contractor. The contractor can then undertake the investigations that they deem to be necessary in order for their design to develop. Any additional costs will generally be borne by the contractor. However the disadvantage is that if there are a large number of unknowns that the contractor did not expect to find, the contractor may reduce the specification of the works to try to reduce overall costs. This may lead to a reduced quality building being constructed that does not meet the client's performance requirements. 
How can access and storage of materials be facilitated in the following scenarios?
a. Façade retention schemes
b. Minor refurbishment in an occupied building

