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Full Business Case (Stage 2 Commit to Construct)

	Project/Programme Name:
	Christopher Rawlins CE (VA) Primary School – Expansion to 1.5FE

	Total Capital Budget:
	£2.442m

	Divisions Affected:  
	Adderbury and Deddington

	Purpose of this report:
	This report requests approval and to contractually commit to construction of this project. 

	Approval No:
	ED875 (WBS C.AE00914.01)


Sign-off & Approval
In preparing this report input must be obtained from the following: 
	Responsible Owner
	Name 
	Date

	Service Manager/ Client / Project Sponsor (Contributor)
	Kevin Griffin
	5/10/16

	Delivery Team Representative / Project Lead (Author)
	Nick Tomkins
	6/10/16

	Service Finance Business Partner or Senior Financial Adviser (Contributor)
	
	

	The Capital Finance Team (Contributor)
	Graham Clare
	5/10/16

	Other Contributors as applicable (e.g. developer funding, asset strategy)
	
	


Final approval as per the Financial Procedure Rules must be obtained from:

	Approval Level Required 
	Name
	Date

	£2m to £5m - relevant Director and the Chief Finance Officer in consultation with the relevant Cabinet Member
	Lorna Baxter / Chris McCarthy
	

	Over £5m - Cabinet/ On behalf of Cabinet (Leader of the Council])
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* In the case of Highways & Transport or Property projects the relevant Service Manager and Deputy Director are those responsible for delivery.
1
 Description & Objectives of the Proposal / Desired Outcomes & Business Benefits

Description and Objective

The provision of additional housing in the Deddington and Adderbury areas have resulted in the requirement for Christopher Rawlins CE (A) Primary School to expand from 1FE to 1.5FE.  

The school falls under the control of the Oxford Diocese, but as the expansion is required to meet OCC’s Basic Need provision, funding is being provided through S106 contributions and the Corporate Resources (Basic Need).  This project will provide the necessary funding to facilitate the school expansion from 1FE to 1.5FE.
Business Benefits

The project will support the County Council meet its statutory duty to provide sufficient pupil places.

The project meets one of the three corporate priorities in the Oxfordshire County Council’s Corporate Plan 2016-2020:

•  
A strong and thriving economy 

The project is in line with the 4 priorities in the Oxfordshire’s Children and Young People’s Plan 2015/18;

•
Ensuring children have a healthy start in life and stay healthy into adulthood

•
Narrowing the gap for our most disadvantaged and vulnerable groups

•
Keeping children and young people safe

•
Raising achievement for all children and young people

The project meets two of the 6 corporate principles for capital prioritisation:
Priority 1: projects which enable compliance with our legal & statutory duties, including projects which address any infrastructure deficits related to statutory compliance.

Priority 3: projects where a major proportion is funded from developer contributions, Community Infrastructure Levy, grant or revenue contributions.

The project meets one of the objectives in the Corporate Asset Management Plan 2015/15:  

Objective 4: Put in place property that is fit for purpose and supports corporate priorities and service business strategies.
2
Updated Project Scope

The Outline Business Case for this proposal was approved on 14 March 2016 (see Appendix A).  Since then the project scope has not changed, with only minor internal design changes being agreed with the end user during a stakeholder design meeting.  These changes will improve the relationship between the Reception classroom and the Nursery classroom by opening up some of the dividing walls. 
Requirements of the Planning Approval included providing a bicycle shelter and works to the highway to extend a parking layby.  These works have been incorporated and added to the project costs.

New Build Extensions providing:

· 2no. KS2 classrooms

· Staffroom

· Hall extension including hall storage

· 2no. Reception classrooms

· Part Nursery class

Internal Remodel & External Works providing:

· Replace hard play lost to new build

· Relocate adventure playground

· Remodel FS main entrance and FS external play area

· New Multi-Use Games Court (MUGA)

3
Estimated Cost & Proposed Funding Plan
The budget provision at the end of the feasibility stage (as approved in the OBC) was £2.446m, and the current cost estimate based on a confirmed tender price is £2.442m

This current cost is based on the tender return evaluation, dated 30 Sept 2016 (see Appendix B). The project cost build-up includes a costed risk register of £0.040m (see Appendix C), and a client contingency provision of £0.093m. 

Summary of capital budget requirement:
	
	Stage 1

£000
	Stage 2

£000

	A: Cost of feasibility and preliminary design (previously released at Stage 0b) 
	0
	0

	B: Estimated cost of detailed design, procurement & enabling works (previously released at stage 1)
	200
	317

	C: Estimated delivery / construction cost (requested to be committed at stage 2)
	1,761
	1,653

	D: Contingency
	134
	93

	E: Irrecoverable VAT
	351
	379

	Total
	2,446
	2,442


The estimated annual expenditure profile for the project is as follows:

	Year
	2016/17
	2017/18
	Contingency

	£000
	1,349
	1,000
	93


Funding

S106 resources are currently identified as £0.760m held with a further £0.568m secure, total of £1.328m. With indexation the overall forecasted total is £1.4m. The remaining funding gap of £1.042m will be initially funded from basic need.  As this project will provide the infrastructure to accommodate the forecast children within the catchment area and Deddington, the Developer Funding Team will seek future S106 contributions in respect of housing development which fall within the school’s admission number.
Ongoing Revenue Costs 

The school will be responsible for any additional staff and for additional maintenance and running costs. The building will be more cost efficient to run due to benefits gained from the incorporation of the latest design technology for windows systems, lighting and insulation, which are aimed at minimising energy costs. These will need to be funded from the school’s delegated budget.
4
Project Delivery Timetable & Procurement Plan 

Enabling works were carried out over the summer holiday to the kitchen to enable the school to deliver school meals during the main construction contract.  This element of work was approved in the OBC.
The main works will be split into 2 phases; phase 2a will extend the hall and create a new staffroom and provide 2 new classrooms.  Phase 2b will extend and remodel the Foundation Stage accommodation, and will make use of the 2 new classrooms created in Phase 2a to decant into, whilst the Foundation Stage accommodation is out of use.
The provision of additional classrooms in Phase 2a creates sufficient teaching accommodation for the school to take in 45 pupils into Reception in September 2017, even though Phase 2b is programmed to complete at the end of October 2017, thus removing the need to bring temporary classrooms onto the site.

The final works to the kitchen, to open it up fully and re-fit out, and the breaking through into the hall extension will be carried out over the 2017 summer holiday so that they will not impact on the daily operation of the school. 
The anticipated construction delivery programme is:
	Activity
	Start Date
	Finish Date
	Milestone/decision point & scheduled technical gateways

	Enabling works incl fit-out
	25/7/16
	26/8/16
	

	Main contract tender period
	25/7/16
	8/9/16
	

	Stage 2 Gateway and FBC
	20/9/16
	7/10/16
	FBC Approval

	Mobilisation
	3/10/16
	7/11/16
	

	Phase 2a construction
	7/11/16
	1/5/17
	Phased PC

	Phase 2b fit-out and relocation
	2/5/17
	15/5/17
	

	Phase 2b construction
	15/5/17
	6/11/17
	

	Phase 2b fit-out and relocation
	6/11/17
	20/11/17
	PC


5
Risks, Constraints, Dependencies and Exclusions 

The key risks to the project (outside of standard construction risks) are:
	Description of areas or sources of risk and impact on project
	Mitigation
	Owner

	Programme:  The phasing of the works indicates completion at the end of Oct 17, with the school expanding to 1.5FE (and taking in 45 pupils into Reception) from Sept 17.
	The classrooms created in phase 2a will enable the school to take 45 into Reception, and therefore this can be managed
	Diocese / School


6
Communication & Consultation

CEF (School Organisation & Planning) undertook a public consultation exercise between 28/9/15 – 8/11/15 to seek views on the proposed expansion of the school.  On 19/11/15, the Governing Body unanimously proposed that the proposal for the school expansion plan should go ahead with its full support. 

At the delegated decision meeting on 14/12/15; the Cabinet Member for Children Education and Families formally supported the proposed expansion of Christopher Rawlins School from 1FE to 1.5FE, with effect from September 2017.

Throughout the planning and design stages of the project, the proposals have been shared with the Head, Governors and FS staff, to ensure their continued support.  The project has the full support of the Oxford Diocese.
7
Project Governance 

The project sponsor is Kevin Griffin from Children, Education & Families (CEF).

The Project Lead within Property & Facilities is Nick Tomkins, who has been working closely with the Headteacher, Oxford Diocese and their Consultants.

The project was reviewed at the Stage 2 Gateway on 20 September 16, after tenders had been received.  The proposals were deemed acceptable and suitable.
Subject to Full Business Case approval, the project will be delivered by the Oxford Diocese. A formal Funding Agreement has been drafted between the Diocese and OCC, and is in a position to be signed by both parties.
The project is part of the Basic Need Programme, which is governed by the Property Performance Delivery Group. 

8
Supporting Documents 

Appendix A – Approved Outline Business Case
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Appendix B - Cost Plan 
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Appendix C - Project Risk Register
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RE: ED875 Christopher Rawlins, Adderbury - Expansion to 1.5FE stage 2 FBC

		From

		Baxter, Lorna - Corporate Services

		To

		OCC Capital Programme; McCarthy, Chris - E&E

		Recipients

		OCCCapitalProgramme@Oxfordshire.gov.uk; Chris.McCarthy@Oxfordshire.gov.uk



Approved



 



Lorna Baxter
Chief Finance Officer 
Corporate Services



Oxfordshire County Council



County Hall



New Road



Oxford  OX1 1ND



Tel  : 07393 001218 



 



From: OCC Capital Programme 
Sent: 10 October 2016 14:32
To: Baxter, Lorna - Corporate Services; McCarthy, Chris - E&E
Subject: ED875 Christopher Rawlins, Adderbury - Expansion to 1.5FE stage 2 FBC



 



Lorna / Chris



 



Please find attached for your approval the stage 2 Full Business Case for the basic need project at Christopher Rawlins Voluntary Aided C of E Primary School for delivery for September 2017 to expand the school to 1.5FE at a cost of £2.442m, funded from a combination of s106 and basic need resources. 



 



The stage 1 OBC budget provision was £2.446m.



 



The  funding agreement is between the Oxford Diocese, School Governing body and the School Trustees and therefore the overall cost includes irrecoverable VAT of £0.379m. The previous Diocese basic need project was for Sept 2014.



 



The main works will be split into 2 phases, with the first phase providing 2 new classrooms (June 2017).  The second phase will extend and remodel the Foundation Stage accommodation, and will make use of the 2 new classrooms created earlier to decant into, whilst the Foundation Stage accommodation is out of use.



 



The provision of additional classrooms will create sufficient teaching accommodation for the school to take in 45 pupils into Reception in September 2017, even though the overall programme completion is forecasted as November 2017, thus removing the need to bring temporary classrooms onto the site.



 



Regards



Graham Clare



 



Corporate Services



Oxfordshire County Council



County Hall



New Road



Oxford OX1 1ND



 



Tel: 07393001216



Email: graham.clare@oxfordshire.gov.uk



www.oxfordshire.gov.uk



 



Team email: occcapitalprogramme@oxfordshire.gov.uk
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		From

		McCarthy, Chris - E&E

		To

		OCC Capital Programme; Baxter, Lorna - Corporate Services

		Recipients

		OCCCapitalProgramme@Oxfordshire.gov.uk; Lorna.Baxter@Oxfordshire.gov.uk



Agreed.



 



Chris



 



Chris McCarthy



Interim Deputy Director – Commercial 



Oxfordshire County Council



 



chris.mccarthy@oxfordshire.gov.uk



 



From: OCC Capital Programme 
Sent: 10 October 2016 14:32
To: Baxter, Lorna - Corporate Services; McCarthy, Chris - E&E
Subject: ED875 Christopher Rawlins, Adderbury - Expansion to 1.5FE stage 2 FBC



 



Lorna / Chris



 



Please find attached for your approval the stage 2 Full Business Case for the basic need project at Christopher Rawlins Voluntary Aided C of E Primary School for delivery for September 2017 to expand the school to 1.5FE at a cost of £2.442m, funded from a combination of s106 and basic need resources. 



 



The stage 1 OBC budget provision was £2.446m.



 



The  funding agreement is between the Oxford Diocese, School Governing body and the School Trustees and therefore the overall cost includes irrecoverable VAT of £0.379m. The previous Diocese basic need project was for Sept 2014.



 



The main works will be split into 2 phases, with the first phase providing 2 new classrooms (June 2017).  The second phase will extend and remodel the Foundation Stage accommodation, and will make use of the 2 new classrooms created earlier to decant into, whilst the Foundation Stage accommodation is out of use.



 



The provision of additional classrooms will create sufficient teaching accommodation for the school to take in 45 pupils into Reception in September 2017, even though the overall programme completion is forecasted as November 2017, thus removing the need to bring temporary classrooms onto the site.



 



Regards



Graham Clare



 



Corporate Services



Oxfordshire County Council



County Hall



New Road



Oxford OX1 1ND



 



Tel: 07393001216



Email: graham.clare@oxfordshire.gov.uk



www.oxfordshire.gov.uk



 



Team email: occcapitalprogramme@oxfordshire.gov.uk
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PROJECT COST RISK REGISTER QM 
 


Project No. 1428 RIBA Stage: 0-2 (Feasibility) 


Project Title: Christopher Rawlins C of E Primary School, Adderbury Date: 16/09/2016 
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 Degree of risk  Responsibilities 


 5 Threat to project viability  5 Almost certain (>70%)  5 5 10 15 20 25  Architect (A) Civil Engineer (CE) 


4 Significant impact upon project aims  4 Probable (50-70%)  4 4 8 12 16 20  Client (C) Electrical Engineer (EE) 


3 Some impact upon project aims  3 Possible (30-50%)  3 3 6 9 12 15  Mechanical Engineer (ME) Structural Engineer (SE) 


2 Minor impact upon project aims  2 Unlikely (10-30%)  2 2 4 6 8 10  


Notes for use: (Impact of risk) x (Likelihood of risk) = Degree of risk  
1 Negligible impact  1 Negligible (<10%)  1 1 2 3 4 5  
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Thinking Buildings are a RIBA chartered Practice.  


Registered in England and Wales Company No. 7636362 
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1 Planning consent Not securing planning 


consent with development 


not able to proceed.   


5 3 15 Consider planning 


perspective throughout 


design stage to avoid 


significant planning issues.   


5 2 10 £0 C Planning consent now secured 


2 Planning 


objections 


Planning objections could 


delay the design stage and 


require a revised design to 


be submitted (assuming that 


a solution can be found). This 


could result in additional 


consultant costs and any 


consequential cost of delay. 


4 4 16 


 


 


 


 


 


Considering planning 


perspective throughout 


design stage and respond 


to issues/objections pre-


emptively as they are 


raised. Consider public 


consultation strategy prior 


to planning submission to 


raise awareness of the 


likely planning objections 


and amend design 


wherever possible.  


4 3 12 £0 C Planning consent now secured 


3 Highways 


Objections 


Highways objections could 


delay the design stage and 


require revised design to be 


submitted to planning. 


4 4 16 Early appointment of 


specialist highways 


consultant, liaise with LA 


highways department and 


submit detailed highways 


information as part of 


planning application.  


 


3 2 6 £0 C Planning consent now secured.  
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4 Highways Offsite 


works/ 


contributions 


Unexpected additional cost 


for offsite highways 


improvements.  


4 3 12 Early appointment of 


specialist highways 


consultant, liaise with LA 


highways department and 


submit detailed highways 


information as part of 


planning application.  


 


3 2 6 £5,000 C Yellow lining works tbc  


5 Asbestos Asbestos is likely to be 


present. Delay to works and 


cost increase due to 


unexpected presence. Would 


require survey and removal 


by specialists and would halt 


works. 


4 4 16 Asbestos R&D Survey to 


ascertain where and what 


asbestos is present in the 


building and cost to be 


adjusted to suit.  


2 3 6 £0 C Asbestos survey obtained and works 


included in contract 


6 Incoming 


services and 


upgrading 


Upgrading of existing 


incoming services could 


delay project and increase 


budget.  


5 5 25 M&E survey has been 


undertaken and upgrading 


works identified at 


feasibility stage. Further 


detailed investigation at 


next stage by specialists 


and utility quotations 


obtained. Delay arising 


from utility works caused 


4 2 8 £10,000 C Upgrading costs included in cost 


report. 
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by statutory authorities. 


7 Working whilst 


school is 


occupied 


The programme requires 


work to be undertaken during 


term-time. Phase 1A and the 


associated kitchen works to 


be completed within the 


summer holiday period. Risk 


of overrun requiring 


alternative catering 


arrangements.   


4 3 12 Consider phasing of works 


and seek contractor input 


to develop programme. 


Discuss potential 


alternative catering 


arrangements with school 


prior to construction in the 


event of delay. Consider 


accelerated and out of 


hours work by contractor.  


3 2 6 £10,000 C  


8 Signed off brief Delays to works and 


increased costs.  


4 3 12 Consultation with the client 


so that they understand the 


programme for decision 


making. 


2 3 6 £0 C Covered in OCC client contingency. 


9 Client changes Changes in scope of works 


and major changes in 


requirements affecting 


programme and budget. 


4 3 12 Consultation with the client 


to establish exact 


requirements/expectations 


to ensure the design meets 


needs. Explanation of 


terms of appointment to 


decrease ambiguity. Adopt 


agreed client change 


protocol with timeframe for 


4 2 8 £0 C Covered in OCC client contingency. 
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decision making.  


10 Access to site Contractor access to site, 


proximity of access to 


building works and phasing 


could affect programme and 


cost causing contractor 


delay.  


4 4 16 Feasibility stage cost plan 


developed to reflect 


phasing strategy. Agree 


site access prior to 


commencement to each 


phase of works. This will 


involve the reallocation of 


parking for staff on-site 


during term-time. Consider 


proximity of site access for 


contractors to the building 


works. Consider pupil 


access to all school 


facilities including playing 


fields etc. during term-time.  


2 3 6 


 


 


 


 


 


£0 C Phasing priced in contract sum 


11 Levels & 


drainage 


Insufficient pre-construction 


information affecting 


progress of works on site and 


cost.  


3 3 9 Necessary surveys to be 


obtained for layout and 


condition of existing 


drainage system to inform 


design. 


2 3 6 £0 C Surveys obtained and any further 


costs to be covered by project 


contingencies and provisional sums 


included in contract.  


12 Below ground 


services 


Below ground services not 


identified and located at pre-


construction affecting 


4 3 12 Topographical survey to 


include an underground 


services trace/ ground 


3 2 6 £0 C Surveys obtained and any further 


costs to be covered by project 


contingencies and provisional sums 
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progress of works on site and 


cost. 


penetrating radar survey. 


Utility records to be 


checked and site manager 


consulted.  


included in contract. 


13 Ground 


conditions 


Implication on foundation 


design and costs. Poorer 


local conditions affecting 


progress of the works and 


cost. 


3 4 12 Ground investigation to be 


progressed as early as 


possible. 


3 3 9 £0 C Covered in project contingency within 


contract.  


14 Structures Complications involving any 


demolition/remodelling works 


on the existing building may 


lead to additional costs and 


delays. It may also lead to 


revisiting of technical design. 


4 4 16 Sufficient survey 


information to be obtained 


with detailed measured 


building survey to key 


areas of work. Consult with 


structural engineer to 


ensure the viability of the 


proposal and to identify if 


any opening up 


/investigation works are 


required during pre-


construction.  


2 2 4 £0 C Covered by project contingencies 


and provisional sums included in 


contract 


15 Acoustics & road Existing school site adjacent 


to a busy public highway. 


Potential impact on siting and 


3 3 9 Consider noise impacts at 


early stage of design 


proposals, ensuring that 


2 2 4 £0 C  
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detailed design of new 


accommodation and impacts 


upon fenestration and 


ventilation strategy.  


these do no worsen the 


existing situation.  


16 Removal of trees Planning restrictions to 


development that prevents 


the scheme. Design/technical 


impacts upon foundation 


design affecting costs. 


Impact of nesting season 


affecting programme. 


4 4 16 Design proposals to avoid 


loss of trees. Civil/structural 


engineer to consider 


ground condition and 


impacts of tree removal at 


pre-construction phase. 


Liaise with ecologist and 


aboriculturalist regarding 


any pre-construction 


measures to prevent 


nesting. 


1 1 1 £0 C  


17 Works adjacent 


to and involving 


existing trees   


Planning restrictions to 


development such as tree 


root protection zone and 


proximity of trees to 


proposed buildings requiring 


redesign. 


4 4 16 


 


 


Aboriculturalist to 


determine TPRZs and 


appropriate tree protection 


measures prior to planning 


application stage. 


3 3 9 £0 C Consent obtained and works 


included in contract.  


18 Ecology Ecology restrictions affecting 


design and timing of 


construction phase. 


4 3 12 LA ecologist has been 


consulted as part of 


Feasibility Study and site is 


1 2 2 £0 C  
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considered low risk for 


ecology. Consult ecologist 


and undertake appropriate 


ecology surveys at design 


stage and regarding timing 


of surveys and construction 


works.   


19 Possible Part L 


Consequential 


Improvements 


Significant cost implications 


for improvements to existing 


services and fabric to ensure 


Part L compliance. Possible 


revisit of technical design.  


3 4 12 Early stage dialogue with 


Building Control. Officer to 


agree scope of works that 


go towards meeting the 


requirements (i.e. new 


windows, gas metering 


etc.) 


3 3 9 £15,000 C Risk costs retained to cover 


replacement of additional rooflights 


(£10,000) and to cover the provision 


of an additional 2kw peak PV panel 


(£10,000) 


 Total: £40,000  
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Christopher Rawlins School, Adderbury


Summary of Overall Project Costs


Enabling Works as Edgar Taylor Final Account 21,635


Adjusted Cost of Main Scheme based on Edgar Taylor amended Tender 1,653,336


(See attached sheet for breakdown)


Total Construction Cost 1,674,971


Professional fees 11.99% 200,829


Statutory fees, surveys etc 19,180


Sub Total 1,894,980


VAT 378,996


Sub Total 2,273,977


Risk Register Costs 40,000


Client Contingencies 5% of Construction cost of main scheme plus fees 92,578


Laptops and laptop trolley 5,745


Oxfordshire County Council Fees (as previous estimate) 30,000


Total Project Cost 2,442,300


Baqus Group Ltd 05/10/2016







Christopher Rawlins School, Adderbury


Adjusted cost of Main Scheme


Tender from Edgar Taylor 1,686,226


Omissions/VE Savings


Provisional Sum for Planting 1,000


Provisional Sum for Additional Drainage 2,500


Provisional Sum for Underpinning 5,000


Provisional Sum for Authorised Overtime 2,000


Motorised Medical Bed 3,478


Medical Room Bed 212


Alternative paving in lieu of Marshalls Celestia 4,000


Twin and Earth cable in lieu Multi core wiring 1,500


Alternative specification for play tunnels 2,000


Alternative lighting specification 2,500


Alternative specification for internal doors 3,000


Alternative specification for WC cubicles etc 4,700


Courtyard Works (Provisional saving) 10,000 41,890


Sub Total 1,644,336


Additions


Removal of spoil from Muga Pitch 7,000


Extend Intruder Alarm System (Provisional Sum) 2,000 9,000


Adjusted Cost of Main Scheme 1,653,336


Baqus Group Ltd 05/10/2016
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Outline Business Case (Stage 1 Commit to Invest)


		Project/Programme Name:

		Adderbury, Christopher Rawlins CE (A) School – Expansion to 1.5FE (Diocese Delivered)



		Total Capital Budget:

		£2.446m inclusive of irrecoverable VAT



		Divisions Affected:  

		Deddington



		Purpose of this report:

		This report requests approval and [an increase in the total budget of £0.466m to £2.446m and] to release the budget above to proceed to detailed design and procurement of this project.  



		Approval No:

		ED875 (WBS C.AE00914.01)





Sign-off & Approval

In preparing this report input must be obtained from the following: 

		Responsible Owner

		Name 

		Date



		Service Manager/ Client / Project Sponsor (Contributor)

		Kevin Griffin

		29/2/16



		Project Lead (Author)

		Nick Tomkins

		11/3/16



		Service Finance Business Partner or Senior Financial Adviser (Contributor)

		

		



		The Capital Finance Team (Contributor)

		Graham Clare

		29/2/16



		Other Contributors as applicable

		

		





Final approval as per the Financial Procedure Rules must be obtained from:


		Approval Level Required 

		Name

		Date



		No cost increase or cost increase under £500k - Director for E&E and Chief Finance Officer

		Lorna Baxter / Sue Scane

		



		Cost increase over £500k or fundamental change in scope – Cabinet or Leader of the Council of Behalf of Cabinet
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1
Description & Objectives of the Proposal / Desired Outcomes & Business Benefits


Description and Objective


The provision of additional housing in the Deddington and Adderbury areas have resulted in the requirement for Christopher Rawlins CE (A) Primary School to expand by 0.5FE, from 1FE to 1.5FE.  


The school falls under the control of the Oxford Diocese, but as the expansion is required to meet OCC’s Basic Need provision, funding is being provided through S106 contributions and the Corporate Resources (Basic Need).  This project will provide the necessary funding to facilitate the expansion from 1Fe to 1.5FE.

The Initial Business Case for this proposed expansion was approved on 11 Sept 15.

Business Benefits

The project will support the County Council meet its statutory duty to provide sufficient pupil places.


The project meets one of the three corporate priorities in the Oxfordshire County Council’s Corporate Plan 2016-2020:


•  
A strong and thriving economy 


The project is in line with the 4 priorities in the Oxfordshire’s Children and Young People’s Plan 2015/18;


•
Ensuring children have a healthy start in life and stay healthy into adulthood


•
Narrowing the gap for our most disadvantaged and vulnerable groups


•
Keeping children and young people safe


•
Raising achievement for all children and young people


The project meets two of the 6 corporate principles for capital prioritisation;


Priority 1: projects which enable compliance with our legal & statutory duties, including projects which address any infrastructure deficits related to statutory compliance.


Priority 3: projects where a major proportion is funded from developer contributions, Community Infrastructure Levy, grant or revenue contributions.

The project meets one of the objectives in the Corporate Asset Management Plan 2012/13 -2022/23


•
Objective 4: Put in place property that is fit for purpose and supports corporate priorities and service business models.


2
Results of Feasibility Study and Updated Project Scope


Scope of Works

The brief hasn’t changed since the Initial Business Case (see Appendix C) but the scope of works has changed slightly.  The project will deliver:

New Build Extensions providing:

· 2no. KS2 classrooms


· Staffroom


· Hall extension including hall storage


· 2no. Reception classrooms


· Part Nursery class


Internal Remodel providing:

· Foundation Stage ancillary accommodation


· Circulation


· M.I room


· Withdrawal room


· Full Production Kitchen


External Works providing:

· Replace hard play lost to new build


· Relocate adventure playground


· Remodel FS main entrance and FS external play area


· New Multi-Use Games Court (MUGA)


Feasibility Study


The feasibility study assessed 2 preliminary options, then 4 firm options that each delivered an effective solution to meeting the requirements.  Option F (see sketch proposal in Appendices) is preferred over the other options, with the main benefits over the other options being:

· The majority of the existing nursery structure is retained and re-used, with the area of new build minimised and this option has a minimal impact upon other existing classrooms.

· The staffroom location provides good clear visibility across the playground and playing field. 


· Internal circulation to the Nursery class, rather than having to access through the Reception class.

· The Foundation Stage accommodation layout provides flexibility for free-flow movement between Nursery and Reception if required.


· Provision of a centrally located Foundation Stage group room to be used for Withdrawal.

· Scope for future expansion to create a reading room off of the Foundation Stage accommodation (a future aspiration of the school).  


· Reconfiguration of existing ‘wet’ kitchen, kitchen and WC’s to form new Toilets and Circulation. 


· Existing Staff Room reconfigured to form Group Room and MI Room close to the school admin area.  


· Retention of the large beech tree in the Foundation Stage external learning environment which will enhance the outdoor area and remove the risk of a planning objection (had it been proposed to remove it).

· Retention of the hard play games court, negating the cost of repositioning it.


Other options were discounted, mainly because they included:


· The removal of the large beech tree as there is a risk of a Tree Preservation Order being placed on the tree during the planning consultation stage, which would have resulted in delays and additional re-design costs.


· The need to reconfigure the hard play games court.


· New build not deemed as a Basic Needs requirement.


· Access to the Nursery through the Reception classrooms.


· Nursery/Reception accommodation configured in a layout that was less suitable operationally for the Foundation Stage. 

To develop the next stage, the Consultants will commission building, grounds and traffic surveys, which could result in amendments to the scope of works or require additional works.  A costed risk register has been produced (see Appendices) and the costs have been incorporated into the cost plan.  

3
Estimated Cost & Proposed Funding Plan


Project Costs


The budget provision at Stage 0 was £1.980m and the current cost estimate has increased the funding required by £0.466m to £2.446m. This current cost is based on the consultant QS’s Feasibility Estimate, dated 26 Feb 2016 (see Appendix B). The project cost build-up includes a costed risk register of £0.180m (see Appendix D), and a client contingency provision of £0.130m. 


It is expected that the new accommodation facilities will provide an additional 105 pupils places, at an estimated cost of £23.3k per place.  

Project Cost Breakdown


The current project cost estimate of £2.446m is made up of:


· £0.036m 
enabling works (including fees, VAT and a client contingency)

· £1.515m 
main works (including a construction contingency)


· £0.210m 
fees and surveys


· £0.345m 
irrecoverable VAT on above costs

----------------



£2.107m 
sub total


· £0.180m
costed risks

· £0.130m 
client contingency (held back by OCC)


· £0.030m 
OCC costs for Capita / Carillion


----------------



£2.447m 
total project costs


----------------


Cost Increase Explanation


The works will now be delivered in 2 main phases which are required to negate the need for temporary classrooms.  Delivering 2 phases has resulted in an uplift in the overall build costs.


The area of new build has increased by 50m² mainly to improve the FS layout so that it includes accommodation in-line with the OCC Primary School Brief, and now includes a corridor so that classrooms are not used for circulation.

The external works layout has changed to provide a more-efficient layout to the Foundation Stage entrance, access and play environment. 


Other cost increases are due to:


· Gas and electricity supply upgrades are now defined @£0.015m

· The addition of enabling works to create a temporary kitchen @ £0.036m

· The addition of a costed risk register to cover unknown costs @ £0.180m (Appendix D).

· Inclusion of known survey costs.

· Additional fees on the increased build cost


· Additional VAT costs on the increase build cost, fees and surveys


· £0.030m increase on the client contingency due to the increase in build cost and fees


This report requests the release of funds to cover the costs as itemised below:


· £0.117m  Professional fees for planning, design development and tendering


· £0.047m  VAT on the above fees


· £0.036m  Enabling works


------------


£0.200m


------------

Summary of capital budget requirement:

		

		Stage 0b


£000

		Stage 1


£000



		A: Cost of feasibility and preliminary design (previously released at stage 0b) 

		50

		0



		B: Estimated cost of detailed design, procurement & enabling works (requested to be released at stage 1)

		100

		200



		C: Estimated delivery/ construction cost of main works  (to be requested to be committed at stage 2)

		1,409

		1,761



		D: Contingency on main works

		115

		134



		Irrecoverable VAT on main works

		306

		351



		Total 

		1,980

		2,446





The estimated annual expenditure profile for the project is as follows:


		Year

		2015/16

		2016/17

		2017/18

		Contingency



		£000

		40

		1800

		295

		351





Funding


S106 resources are currently identified as £0.247m held with a further £0.478m secure (with 3 developments not yet implemented) totalling £1.725m. The remaining funding gap of £0.722m will be initially funded from basic need.  As this project will provide the infrastructure to accommodate the forecast children within the catchment area the Developer Funding Team will seek future S106 contributions in respect of housing development which fall within the school’s catchment area.

Ongoing Revenue Costs 


The school will be responsible for any additional staff and for additional maintenance and running costs. The building will be more cost efficient to run due to benefits gained from the incorporation of the latest design technology for windows systems, lighting and insulation, which are aimed at minimising energy costs. These will need to be funded from the school’s delegated budget.


4
Project Delivery Timetable & Procurement Plan 

Phasing


Enabling works (phase 1) are required over the 2016 summer break to consolidate the kitchen provision at the front of the school.  These works will complete before Sept 16.

Main Works

The main works will be split into 2 phases; phase 2a will extend the hall and create a new staffroom and provide 2 new classrooms.


Phase 2b will follow on by making use of the 2 new classrooms to decant into whilst the Foundation Stage accommodation is out of use.

		Activity

		Start Date

		Finish Date

		Milestones



		Enabling Works

		29 Feb 16

		26 Aug 16

		Approval of OBC



		Main Works: Planning, Detailed Design and Tender 

		29 Feb 16

		22 July 16

		Approval of OBC and Stage 1 Gateway



		Phase 2a Mobilisation & Construction

		25 July 16

		13 Feb 17

		Approval of Stage 2 FBC



		Phase 2b Construction

		20 Feb 17

		14 Aug 17

		



		Completion and Occupation

		21 Aug 17

		5 Sept 17

		





5
Risks, Constraints, Dependencies and Exclusions 


The key risks to the project (outside of standard construction risks) are:

		Description of areas or sources of risk and impact on project

		Mitigation



		Phasing:  The project has to be delivered through 2 main phases and an enabling works phase

		The Outline Business Case requests the release of funding to cover the enabling works in summer 2016, which will free-up key accommodation for the first phase of main works in Sept 16.



		Planning Approval:  Due to the location of the FS new build and as the scheme involves trees and Highways will be consulted

		The consultants will contact all parties as soon as the OBC is approved to obtain their views on the proposals and to ascertain if there are any risks to planning not being approved.



		Programme:  With separate phases there is a risk of not completing by Sept 17

		Should ph2 not be complete, the school can operate as 1.5FE using the new classrooms built in ph1, then use the KS1 classrooms for Foundation Stage





6
Communication & Consultation


CEF (School Organisation & Planning) undertook a public consultation exercise between 28 September 2015 - 8 November 2015’ to seek views on the proposed expansion of Christopher Rawlins CE (VA) Primary School.  On 19 November 2015, the Governing Body unanimously proposed that the proposal for the school expansion plan should go ahead with its full support. 


The Cabinet Member for Children Education and Families formally supported the proposed expansion of Christopher Rawlins School at the delegated decision meeting 14 December 2015.


Throughout the feasibility stage the proposed solutions have been shared with the Head and Governors, to ensure their continued support.  As the project proceeds through planning and design, the Head and Governors will continue to be consulted. 


7
Programme / Project Governance 


The project sponsor is Kevin Griffin from Children, Education & Families (CEF).


The Project Lead within Property & Facilities is Nick Tomkins, who will be working closely with the Diocese’s consultants.


The Stage 1 Gateway review of the proposal was by Property & Facilities on 10 February 2016, with Nick Tomkins, the Oxford Diocese and their consultants.  The proposal was accepted as being suitable and sufficient.  The project will next be reviewed at the end of Stage 2a, once tenders have been received.

Subject to Full Business Case approval, the project will be delivered by the Oxford Diocese. A formal Funding Agreement will be put in place between the Diocese and the OCC.

The project is part of the Basic Need Programme, which is governed by the Property Performance Delivery Group. 

8
Appendices 


Appendix A - Feasibility Report
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Appendix B - The Updated Cost Model 
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Appendix C – Approved Initial Business Case (Stage 0) 
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Appendix D – Costed Project Risk Register
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Initial Business Case (Stage 0b Commit to Investigate)


			Project Name:


			Adderbury, Christopher Rawlins CE (A) School – Expansion to 1.5FE (Diocese Delivered)





			Divisions Affected:  


			Deddington





			Purpose of this report:


			This report requests approval to enter this project into the capital programme and release a project development budget of £0.050m to proceed to feasibility and preliminary design. 





			Total Capital Budget:


			£1.980m





			Revenue Budget:


			N/A





			Programme Approval No:


			





			Project Approval No:


			ED875 (WBS C.AE00914.01)








Sign-off & Approval


In preparing this report input must be obtained from the following: 


			Responsible Owner


			Name 


			Date





			Service Manager/ Corporate Landlord Officer (Author part 1)


			Kevin Griffin


			4/9/15





			Strategic Professional Lead (Author part 2)


			Nick Tomkins


			9/9/15





			Corporate Landlord Officer (Contributor)


			Alex Whitehouse


			9/9/15





			Service Finance Business Partner or Senior Financial Adviser (Contributor)


			


			





			The Capital Finance Team (Contributor)


			Graham Clare


			7/9/15





			Other Contributors as applicable (e.g. developer funding, PMO etc)


			


			








Final approval as per the Financial Procedure Rules must be obtained from:



			Approval Level Required 


			Name


			Date





			£25k and £500k - Director for Environment & Economy and the Chief Finance Officer 
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			Over £500k - Cabinet / Leader of the Council on behalf of Cabinet 


			Lorna Baxter / Sue Scane as previously included in S&RP Basic Need Programme 11/12-14/15 (Feb 11) – Retained in Cap Prog (Feb 16)


			








Part 1


1 Description & Objectives of the Proposal / Desired Outcomes and Business Benefits



The provision of additional primary school places within the Warriner partnership is required as a result of demographic pressure and housing growth 



The draft Cherwell District Council Local Plan shares 252 additional new homes across the villages of Adderbury, Ambrosden, Chesterton, Deddington, Launton and Hook Norton. The Local Plan will not be finally published until April 2017 and in the meantime all of this area is vulnerable to pre-emptive applications from landowners and/or developers. Cherwell District Council have not yet set out their response to the higher Strategic Housing Market Assessment (SHMA ) figures, which may increase the number of new houses allocated to these villages, and certainly encourage developers to submit new applications for residential development. 



Within the Warriner partnership there are currently 231 reception places per year available across all primary schools. CEF forecast that the partnership will start to run out of reception places for catchment area children in 2017. It may be possible to accommodate this for a short period of time for example if there is some push-back to Banbury schools. The new 1.5FE primary school at Longford Park (previously known as ‘Bankside”) opens in 2016 and this may take some pressure off of pupil numbers in Adderbury, which in turn could take the pressure off of Deddington until such time as the Longford Park development is complete. 



Oxfordshire County Council is not objecting to housing development in this area on education grounds, but instead is seeking S106 financial contributions from developers to fund the necessary infrastructure improvements to accommodate additional children.  Repeated planning appeal decisions make it clear that Cherwell District Council cannot resist housing until they have their 5 year supply in place through their adopted Local Plan. 


Housing planning applications already submitted for Deddington / Adderbury include: 



•
Adderbury - 26 dwellings 13/00996/F



•
Adderbury - 59 dwellings 13/01768/F



•
Adderbury - 31 dwellings 14/00250/F



•
Adderbury - 25 dwellings 14-00351-F 



•
Adderbury - 65 dwellings 13/00456/OUT



•
Deddington - 26 dwellings 14/00412/F



In light of the sustained increase in pupil numbers the need for an extra 15 reception places at Deddington or Adderbury, providing a total of 246 reception places across the partnership, is in line with the pupil forecasts in the longer term. 



The two primary schools in Deddington and Adderbury are both Church of England ‘Voluntary Aided’ schools. The council’s School Organisation & Planning Team have been working with the Oxford Diocese and both governing bodies to explore which of the two schools should be expanded by 0.5 FE; in both cases this would require growth from 1FE to 1.5FE. 



The project meets one of the County Council’s four corporate priorities: 


•
World Class Economy provision of infrastructure for growth areas and improving school infrastructure to help raise educational attainment



The project is in line with the 4 priorities in the Oxfordshire’s Children and Young People’s Plan 2013/14;


•
Priority 1: All children have a healthy start in life and stay healthy into adulthood              



•
Priority 2: Narrowing the gap for our most disadvantaged and vulnerable groups 



•
Priority 3: Keeping all children and young people safe 



•
Priority 4: Raising achievement for all children and young people



The project meets one of the 6 corporate principles for capital prioritisation;


•
Priority 1: Projects which enable compliance with our legal/statutory duties



The project meets one of the objectives in the Corporate Asset Management Plan 2012/13 -2022/23


•
Objective 4: Put in place property that is fit for purpose and supports corporate priorities and service business models.



The project will support the County Council meet its statutory duty to provide sufficient pupil places.


2
Appraisal of Options and consequent Project Scope



CEF School Organisation & Planning have worked with the Oxford Diocese, Headteacher and Governors to consider the possibility of expanding either Deddington CE (A) Primary School or Christopher Rawlins CE (A) Primary School.



Work at Deddington to explore options has been undertaken and shared with the Governing Body. The governors have considered the results and raised concerns about the implications of the proposed expansion, the main issues being the impact on the restricted site and the emerging demand for places being more focussed on Adderbury than Deddington.  At the Full Governors' Meeting on 7 May 2015, the Deddington Governors voted unanimously against expansion to 1.5FE on the current site at the current time.  This option has therefore been discounted.


The Oxford Diocese are now exploring the feasibility of expanding Christopher Rawlins School in Adderbury, as this is considered the preferred option in light of the concentration of housing development in the area and the deliverability of the design solution on the existing site.  The Diocese have commissioned their consultants to assess the additional accommodation and remodelling of internal and external areas required for the school to operate at 1.5FE.



The initial project scope arising from the Schedule of Accommodation (Appendix B) to meet the expansion to 1.5FE requirement includes:



New build extensions providing: 



· Nursery and Reception accommodation



· 2no. KS2 classrooms



· Staffroom and toilets



· Hall extension and hall storage



Internal alterations creating:



· Full production kitchen



· Medical Inspection Room & Withdrawal Room



External works:


· Realigned Foundation Stage external play/learning area



· Additional hard play (lost to new build)



· Multi-Use Games Area (to meet needs of hard and soft play)


3
Communication & Consultation



The Christopher Rawlins School Headteacher and Governing Body fully support the need to expand the school to increase capacity, to ensure a sufficient supply of places. The design solution will be developed by consultants appointed by the Diocese and shared with the Council’s Property & Facilities Partnership for review and challenge.



A project review of the proposal was held in Property & Facilities on 18 August 2015, with the Diocese’s consultants.  The proposal was accepted as being suitable and sufficient. 



CEF School Organisation & Planning will be undertaking a public consultation exercise 28 Sept 2015 – 8 November 2015 to seek views on the proposed expansion of Christopher Rawlins School. 



4
Risks, Constraints, Dependencies and Exclusions


			Description of areas or sources of risk and impact on project


			Mitigation


			Owner





			Project Cost Increases during feasibility.


IMPACT: Either a request for additional funding would be needed, or the proposal would need value engineering


			Property & Facilities reviewing proposals to ensure in-line with OCC standards for Basic Need and to ensure project and budget creep is kept to a minimum


			CCO





			Large mature tree in location of proposed extension.


IMPACT: If tree has to remain, proposed extension would have to be repositioned involving demolition and loss of hard play


			CDC have confirmed that the tree doesn’t have a TPO so the school and Diocese can arrange for its removal prior to the planning application being submitted.


If a TPO is put on the tree before it is removed, option B will have to be taken forward, which will increase the project cost


			Diocese





			Keeping the Nursery operational during construction.


IMPACT:  All options would require remodelling of the Nursery class, resulting in the Nursery having to relocate.


			Diocese consultants will cost 2 options for decanting the Nursery. 



1. Provision of a temporary classroom


2. Phasing of the works to enable completion of two additional KS2 classrooms which would enable the school to shuffle classes


			OCC / CCO / Diocese








Part 2


5
Estimated Cost & Proposed Funding Plan



The scheme was identified through the annual Service & Resource Planning process 2011/12 - 2015/16 (Feb 2011) and the budget provision has remained within the latest capital programme (Feb 2016).



As this is a ‘Voluntary Aided’ Church of England Primary School, the capital project will be commissioned and delivered by the Oxford Diocese, using S106 & basic need contributions, delivered through a formal funding agreement with the Council.


The breakdown of available S106 developer funding (as at June 2015) is as below:



			OCC Ref


			Development


			Secured by OCC


			Comments





			DE02


			Land west of Banbury Rd, Deddington


			£416,952


			





			DE02


			Land west of Banbury Rd, Deddington


			£21,459


			SEN funding, education contribution split by negotiation, therefore SEN could be used for primary





			AD03


			Former Leonard Cheshire Home, Oxford Rd, Adderbury


			£0


			All money spent last year on SEN adaptations





			AD06


			South of Milton Rd, Adderbury


			£277,968


			Allocated for expansion of neighbouring villages





			AD08


			Adderbury Court, Oxford Rd, Adderbury


			£92,656


			





			AD09


			Aynho Rd, Adderbury


			£277,968


			Education contributions split by negotiation, therefore could use the Secondary contribution £334,993, the SEN contribution £15,328 and the Youth contribution £4,363





			AD10


			Land north of Milton Rd, Adderbury


			£138,984


			





			


			


			£1,225,987


			








The estimated cost of the project is £1.980m and is based on provisional costs produced by the Diocese’s Consultants. The cost estimate includes a contingency provision of £0.115m. The project will incur around £0.306m of Irrecoverable VAT.


The project is to be funded from S106 contributions. The allocation for developer contributions secured under S106 agreements may be increased as and when further developer contributions are secured and/or received towards this project. Any remaining funding required will be met from the basic need 4 year programme subject to review at stage 1 and the level of housing development planned for the area.



The school will be responsible for the additional staff and for increased maintenance requirements. These will need to be funded from the school’s delegated School Budget Share, which will increase in proportion to increases in pupil numbers. Resources for School Budget Shares are provided by government through the Dedicated Schools Grant, which will increase proportionately to increases in overall pupil numbers in Oxfordshire.



Summary of capital budget requirement:


			


			£000





			A: Estimated cost of feasibility and preliminary design requested to be released 


			50





			B: Estimated cost of detailed design, procurement & enabling works (to be requested to be released at stage 1)


			100





			C: Estimated delivery/ construction cost (to be requested to be committed at stage 2)


			1,409





			D: Contingency


			115





			Total Capital cost of delivery


			1,674





			Irrecoverable VAT


			306





			Total Project Cost


			1,980








The estimated annual expenditure profile for the project is as follows:



			Year


			2015/16


			2016/17


			2017/18


			Contingency





			Capital £000


			100


			1,000


			765


			115








6
Project Delivery Timetable & Procurement Plan 



			Activity


			Start Date


			Finish Date


			Milestone / decision point & scheduled technical gateways





			Feasibility Study


			June 15


			Oct 15


			Stage 1 Gateway and approval of stage 1 OBC





			Planning, Detailed Design and Tender


			Oct 15


			July 16


			Stage 2 Gateway and approval of stage 2 FBC





			Mobilisation, Construction


			Aug 16


			Aug 17


			Handover








7
Project Governance 



The project sponsor is Kevin Griffin from Children, Education & Families (CEF).



The Project Lead within Property & Facilities is Nick Tomkins, who will be working closely with the Diocese’s consultants.


The project is part of the Basic Need Programme, which is governed by the Property Performance Delivery Group. The proposal will be reviewed at technical gateways at the end of Stage 1 and Stage 2a, with approval to proceed being issued by PMO before proceeding to the next stage.



8
Supporting Documents 



Appendix A - Cost Summary 
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Appendix B - Schedule of Accommodation
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Project Ref: 1428/1A




Christopher Rawlins CE Primary School, Adderbury




COMPARATIVE OCC PRIMARY SCHOOL SCHEDULE AREA ANALYSIS




PART A: THE BUILDINGS




maximum 




group size




average 




area (sqm)




no. of 




rooms




total area 




(sqm)




no. of 




rooms




total area 




(sqm)




no. of 




rooms




total area 




(sqm) Notes




no. of 




rooms




total area 




(sqm)




basic teaching




nursery/reception classbase (FS) 30 69 3 171.5 2 124.9 -1 -46.6 Including Nursery + assuming reception group size of 45 1 50




infant classbase (ks1) 30 62 3 186 2 112.7 -1 -73.3 1 62




junior classbase (ks2) 30 62 6 372 4 245.1 -2 -126.9 2 124




specialist practical




food/science/D&T 15 1 15 1 0 0 -15 Included within flexible teaching space




ICT suite (no. of computers) 0 0 1 31.2 1 31.2




halls




main hall 30 1 180 1 106.5 0 -73.5 1 75




small hall 30 80 0 0 0 0 0 0 Not required under OCC requirements




studio 30 55 1 55 0 0 -1 -55 1 55




learning resource areas




library resource centre 15 to 30 1 33 1 32.4 0 -0.6




small group room (SENco) 6 12 1 12 1 18 0 6




small group rooms 6 15 2 30 1 9.2 -1 -20.8 1 15




flexible teaching space 46 1 46 0 43.2 -1 -2.8 1 15




TEACHING AREA 1100.5 723.2 -377.3 396




staff and admin




head's office/ meeting room 16 1 16 1 18.2 0 2.2




senior management offices 12 1 12 0 0 -1 -12 1 12




staff room 48 1 48 1 26.7 0 -21.3 1 22




general office 17 1 17 1 14.6 0 -2.4




sick bay (adjacent) 0 0 0 0 0 0 Sick bay included within General Office




entrance/ reception 0 0 0 0 0 0 Included within circulation




copier/ reprographics 8 1 8 1 1.7 0 -6.3




SEN therapy/ MI room 10 1 10 0 0 -1 -10 Statutory requirement 1 10




interview/ social services 8 1 8 1 10.6 0 2.6




meeting/PPA room 0 0 0 0 0 0




FS entrance/piazza 0 0 0 0 0 0 Included within circulation




FS staff/admin/kitchen 12 1 12 0 0 -1 -12 Not applicable




FS utility/laundry room 4 1 4 0 0 -1 -4 Not applicable




NON-TEACHING AREA  (ADMIN) 135 72 -63 44




non-teaching storage




central store/stock room 8 1 8 3 3.6 2 -4.4 Assuming corridor and admin stores are central stores




class storage 6 13.5 6 11.5 0 -2 4 8




PE store 1 18 1 23.3 0 5.3 PE stores are external sheds (internal equipment stored in hall)




communication room 0 0 0 0 0 0 Included within circulation




dining chair/ table store (no. of sittings) 2 16 0 0 -2 -16 2 16




staging/ appliance store 1 3 0 0 -1 -3 1 3




community store 4 1 4 0 0 -1 -4 1 4




utilities, material and equipment store 1 7 2 4.1 1 -2.9 Storage to food science / design + technology




caretakers/ maintenace store 1 3 1 2.9 0 -0.1




cleaner's store 0 0 0 0 0 0 Included within caretakers store




FS stores 4 24 2 5.7 -2 -18.3




multipurpose/specilaist store 1 8 1 1.4 0 -6.6 Storage to flexible teaching space 1 6.6




NON-TEACHING AREA (STORAGE) 105 53 -52 37.6




non-teaching cloaks




FS cloak provision 1 18 1 4.4 0 -13.6 Existing cloaks within corridors and classrooms




cloakrooms/ lunchbox storage 0 0 4 23 4 23




changing areas 0 0 0 0 0 0




NON-TEACHING AREA (CLOAKS) 18 27 9 0




NET AREA 1358 875 -483 478




kitchen facilities




kitchen (full service) 50 25.5 -24.5 Two kitchens 25




kitchen (to SEN room) 0 4.2 4.2




toilets (and personal care) BB103




nursery/reception pupils tiolets (1 per 10 pupils) 65




other pupils toilets (1 per 20 pupils) 270




staff toilets (1+1 per 25 FE staff) 30 Disabled WC's




disabled tiolets




circulation net x 23%




plant (inc. server) net x 3%




partitions net x 5%




GROSS AREA 1408 905 -503 503




recommended gross area (gross at 142.5% of net)




Areas in Blue are highlighted to show the adjustment in the number of classes and pupils on roll




PART B: THE SITE




Notes




TOTAL SITE AREA (111% of NET) OCC recommend min site area of 18,100




TOTAL NET SITE AREA (1800+30N)




soft outdoor PE




soft play (informal & social)




hard outdoor PE




hard play (informal & social)




habitat




supplementary net area




11,881.112,487.5




6,300.0 4,372.4




216.7




569.6




-679.3




731.7




727.1




1,495.7




11,250.0




515.0




157.5




2,175.0




9,112.0




BB103 Example
Existing 




Accommodation




Accommodation 




Shortfall




-3.5




3.5




-0.2




0.0




13.5




6.5




2.2




1.0




3




17




2




1




1,230.0




872.5




1,230.0




555.1




0.0




-317.4




OCC Example




75 pupils




3.5 classes




1 FE




Existing 




Accommodation




pupil places




number of classes




Forms of Entry (FE) and type




240 pupils




7 classes




1 FE




315 pupils




10.5 classes




1.5 FE




315 pupils




Proposed 




Accommodation




Proposed 




Accommodation




4




1




Accommodation 




Shortfall




-1,927.6




-2,138.0




-606.4
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RE: ED875 Christopher Rawlins Primary School Stage 0 - Expansion to 1.5FE



				From



				Scane, Sue - E&E



				To



				OCC Capital Programme; Baxter, Lorna - Chief Executives Office



				Recipients



				OCCCapitalProgramme@Oxfordshire.gov.uk; Lorna.Baxter@Oxfordshire.gov.uk













approved





Sue





Sue Scane


Director for Environment & Economy


Oxfordshire County Council


Speedwell House


Oxford


OX1 1NE


01865-816399











-----Original Message-----


From: OCC Capital Programme


Sent: 10 September 2015 11:56


To: Baxter, Lorna - Chief Executives Office; Scane, Sue - E&E


Subject: ED875 Christopher Rawlins Primary School Stage 0 - Expansion to 1.5FE





Lorna / Sue





Please find attached for your approval the Stage 0 Initial Business Case for the expansion to 1.5FE at Christopher Rawlins Primary School at an initial estimate of £1.980m for September 2017 expected to be funded from 2/3rds S106 resources (£1.225m secure) with the remaining from basic need provision.





As this is a ‘Voluntary Aided’ Church of England Primary School, the capital project will be commissioned and delivered by the Oxford Diocese and the project will incur around £0.306m of Irrecoverable VAT.





The scheme was identified from an earlier service & resource planning process and retained in the capital budget setting requirement for February 2015.





Regards


Graham Clare





Oxfordshire County Council


Corporate Finance


Chief Executive's Office


County Hall


New Road


Oxford OX1 1TH





Tel: 01865 328268


Email: graham.clare@oxfordshire.gov.uk


www.oxfordshire.gov.uk





Team email: occcapitalprogramme@oxfordshire.gov.uk






















_1503494811/RE  ED875 Christopher Rawlins Primary School Stage 0 - Expansion to 1 5FE.MSG


RE: ED875 Christopher Rawlins Primary School Stage 0 - Expansion to 1.5FE



				From



				Baxter, Lorna - Chief Executives Office



				To



				OCC Capital Programme; Scane, Sue - E&E



				Recipients



				OCCCapitalProgramme@Oxfordshire.gov.uk; Sue.Scane@Oxfordshire.gov.uk













Approved





Lorna Baxter


Chief Finance Officer


Oxfordshire County Council


County Hall


New Road


Oxford  OX1 1ND


Tel  : 01865 323971








-----Original Message-----


From: OCC Capital Programme


Sent: 10 September 2015 11:56


To: Baxter, Lorna - Chief Executives Office; Scane, Sue - E&E


Subject: ED875 Christopher Rawlins Primary School Stage 0 - Expansion to 1.5FE





Lorna / Sue





Please find attached for your approval the Stage 0 Initial Business Case for the expansion to 1.5FE at Christopher Rawlins Primary School at an initial estimate of £1.980m for September 2017 expected to be funded from 2/3rds S106 resources (£1.225m secure) with the remaining from basic need provision.





As this is a ‘Voluntary Aided’ Church of England Primary School, the capital project will be commissioned and delivered by the Oxford Diocese and the project will incur around £0.306m of Irrecoverable VAT.





The scheme was identified from an earlier service & resource planning process and retained in the capital budget setting requirement for February 2015.





Regards


Graham Clare





Oxfordshire County Council


Corporate Finance


Chief Executive's Office


County Hall


New Road


Oxford OX1 1TH





Tel: 01865 328268


Email: graham.clare@oxfordshire.gov.uk


www.oxfordshire.gov.uk





Team email: occcapitalprogramme@oxfordshire.gov.uk






















24 August 2015



Christopher Rawlins CE (A) Primary School – Summary of Cost Estimate for Initial Business Case







£1,530,000	Works, Surveys and Fees



£    306,000	VAT @ 20%



£      30,000	OCC P&F Fees



£    114,750	Client Contingency @ 7.5% (held at Programme level)



---------------



£1,980,750



---------------
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PROJECT COST RISK REGISTER QM 
 



Project No. 1428 RIBA Stage: 0-2 (Feasibility) 



Project Title: Christopher Rawlins C of E Primary School, Adderbury Date: 25/02/2016 



 



Impact of risk  Likelihood of risk  
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 Degree of risk  Responsibilities 



 5 Threat to project viability  5 Almost certain (>70%)  5 5 10 15 20 25  Architect (A) Civil Engineer (CE) 



4 Significant impact upon project aims  4 Probable (50-70%)  4 4 8 12 16 20  Client (C) Electrical Engineer (EE) 



3 Some impact upon project aims  3 Possible (30-50%)  3 3 6 9 12 15  Mechanical Engineer (ME) Structural Engineer (SE) 



2 Minor impact upon project aims  2 Unlikely (10-30%)  2 2 4 6 8 10  



Notes for use: (Impact of risk) x (Likelihood of risk) = Degree of risk  
1 Negligible impact  1 Negligible (<10%)  1 1 2 3 4 5  
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Thinking Buildings are a RIBA chartered Practice.  



Registered in England and Wales Company No. 7636362 
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1 Planning consent Not securing planning 



consent with development 



not able to proceed.   



5 3 15 Consider planning 



perspective throughout 



design stage to avoid 



significant planning issues.   



5 2 10 N/A C  



2 Planning 



objections 



Planning objections could 



delay the design stage and 



require a revised design to 



be submitted (assuming that 



a solution can be found). This 



could result in additional 



consultant costs and any 



consequential cost of delay. 



4 4 16 



 



 



 



 



 



Considering planning 



perspective throughout 



design stage and respond 



to issues/objections pre-



emptively as they are 



raised. Consider public 



consultation strategy prior 



to planning submission to 



raise awareness of the 



likely planning objections 



and amend design 



wherever possible.  



4 3 12 £10,000 C  



3 Highways 



Objections 



Highways objections could 



delay the design stage and 



require revised design to be 



submitted to planning. 



4 4 16 Early appointment of 



specialist highways 



consultant, liaise with LA 



highways department and 



submit detailed highways 



information as part of 



planning application.  



 



3 2 6 £5,000 C  
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Impact of risk  Likelihood of risk  



 
 
 
 
Im



p
a
c
t
 
o



f
 r



is
k
 



 Degree of risk  Responsibilities 
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4 Highways Offsite 



works/ 



contributions 



Unexpected additional cost 



for offsite highways 



improvements.  



4 3 12 Early appointment of 



specialist highways 



consultant, liaise with LA 



highways department and 



submit detailed highways 



information as part of 



planning application.  



 



3 2 6 £15,000 C  



5 Asbestos Asbestos is likely to be 



present. Delay to works and 



cost increase due to 



unexpected presence. Would 



require survey and removal 



by specialists and would halt 



works. 



4 4 16 Asbestos R&D Survey to 



ascertain where and what 



asbestos is present in the 



building and cost to be 



adjusted to suit.  



2 3 6 £10,000 C  



6 Incoming 



services and 



upgrading 



Upgrading of existing 



incoming services could 



delay project and increase 



budget.  



5 5 25 M&E survey has been 



undertaken and upgrading 



works identified at 



feasibility stage. Further 



detailed investigation at 



next stage by specialists 



and utility quotations 



obtained. Delay arising 



from utility works caused 



4 2 8 £10,000 C Upgrading costs included in cost 



report. 
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by statutory authorities. 



7 Working whilst 



school is 



occupied 



The programme requires 



work to be undertaken during 



term-time. Phase 1A and the 



associated kitchen works to 



be completed within the 



summer holiday period. Risk 



of overrun requiring 



alternative catering 



arrangements.   



4 3 12 Consider phasing of works 



and seek contractor input 



to develop programme. 



Discuss potential 



alternative catering 



arrangements with school 



prior to construction in the 



event of delay. Consider 



accelerated and out of 



hours work by contractor.  



3 2 6 £10,000 C  



8 Signed off brief Delays to works and 



increased costs.  



4 3 12 Consultation with the client 



so that they understand the 



programme for decision 



making. 



2 3 6 £0 C Covered in OCC client contingency. 



9 Client changes Changes in scope of works 



and major changes in 



requirements affecting 



programme and budget. 



4 3 12 Consultation with the client 



to establish exact 



requirements/expectations 



to ensure the design meets 



needs. Explanation of 



terms of appointment to 



decrease ambiguity. Adopt 



agreed client change 



protocol with timeframe for 



4 2 8 £0 C Covered in OCC client contingency. 
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decision making.  



10 Access to site Contractor access to site, 



proximity of access to 



building works and phasing 



could affect programme and 



cost causing contractor 



delay.  



4 4 16 Feasibility stage cost plan 



developed to reflect 



phasing strategy. Agree 



site access prior to 



commencement to each 



phase of works. This will 



involve the reallocation of 



parking for staff on-site 



during term-time. Consider 



proximity of site access for 



contractors to the building 



works. Consider pupil 



access to all school 



facilities including playing 



fields etc. during term-time.  



2 3 6 



 



 



 



 



 



£10,000 C  



11 Levels & 



drainage 



Insufficient pre-construction 



information affecting 



progress of works on site and 



cost.  



3 3 9 Necessary surveys to be 



obtained for layout and 



condition of existing 



drainage system to inform 



design. 



2 3 6 £5,000 C  



12 Below ground 



services 



Below ground services not 



identified and located at pre-



construction affecting 



4 3 12 Topographical survey to 



include an underground 



services trace/ ground 



3 2 6 £5,000 C  
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progress of works on site and 



cost. 



penetrating radar survey. 



Utility records to be 



checked and site manager 



consulted.  



13 Ground 



conditions 



Implication on foundation 



design and costs. Poorer 



local conditions affecting 
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detailed design of new 



accommodation and impacts 



upon fenestration and 



ventilation strategy.  



these do no worsen the 



existing situation.  



16 Removal of trees Planning restrictions to 



development that prevents 



the scheme. Design/technical 



impacts upon foundation 



design affecting costs. 



Impact of nesting season 



affecting programme. 



4 4 16 Design proposals to avoid 



loss of trees. Civil/structural 



engineer to consider 



ground condition and 



impacts of tree removal at 



pre-construction phase. 



Liaise with ecologist and 



aboriculturalist regarding 



any pre-construction 



measures to prevent 



nesting. 



1 1 1 £0 C  



17 Works adjacent 



to and involving 



existing trees   



Planning restrictions to 



development such as tree 



root protection zone and 



proximity of trees to 



proposed buildings requiring 



redesign. 



4 4 16 Aboriculturalist to 



determine TPRZs and 



appropriate tree protection 



measures prior to planning 



application stage. 



3 3 9 £5,000 C  



18 Ecology Ecology restrictions affecting 



design and timing of 



construction phase. 



4 3 12 LA ecologist has been 



consulted as part of 



Feasibility Study and site is 



1 2 2 £0 C  
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considered low risk for 



ecology. Consult ecologist 



and undertake appropriate 
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stage and regarding timing 



of surveys and construction 
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From: OCC Capital Programme 
Sent: 14 March 2016 12:41
To: Baxter, Lorna - Corporate Services; Scane, Sue - E&E
Subject: ED875 Christopher Rawlins - Expansion to 1.5FE Stage 1 OBC





 





Lorna / Sue





 





Please find attached for your approval the Stage 1 Outline Business Case for the basic need project at Adderbury, Christopher Rawlins Primary School for delivery by September 2017 to expand the school by 0.5FE to 1.5FE at a cost of £2.446m.





 





At stage 0, the cost plan indicated a project provision of £1.980m was required.  The additional increase of £0.466m is due to the following reasons:





 





·       The works will now be delivered in 2 main phases which are required to negate the need for temporary classrooms.  Delivering 2 phases has resulted in an uplift in the overall build costs.





 





·       The area of new build has increased by 50m² mainly to improve the FS layout so that it includes accommodation in-line with the OCC Primary School Brief, and now includes a corridor so that classrooms are not used for circulation.





 





·       The external works layout has changed to provide a more-efficient layout to the Foundation Stage entrance, access and play environment. 





 





The project will be delivered through a funding agreement with the Diocese and therefore includes £0.345m of irrecoverable VAT.





 





Regards





Graham Clare





 





Corporate Services





Oxfordshire County Council





County Hall





New Road





Oxford OX1 1ND





 





Tel: 01865 328268





Email: graham.clare@oxfordshire.gov.uk





www.oxfordshire.gov.uk





 





Team email: occcapitalprogramme@oxfordshire.gov.uk
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Please find attached for your approval the Stage 1 Outline Business Case for the basic need project at Adderbury, Christopher Rawlins Primary School for delivery by September 2017 to expand the school by 0.5FE to 1.5FE at a cost of £2.446m.





 





At stage 0, the cost plan indicated a project provision of £1.980m was required.  The additional increase of £0.466m is due to the following reasons:





 





·         The works will now be delivered in 2 main phases which are required to negate the need for temporary classrooms.  Delivering 2 phases has resulted in an uplift in the overall build costs.





 





·         The area of new build has increased by 50m² mainly to improve the FS layout so that it includes accommodation in-line with the OCC Primary School Brief, and now includes a corridor so that classrooms are not used for circulation.





 





·         The external works layout has changed to provide a more-efficient layout to the Foundation Stage entrance, access and play environment. 





 





The project will be delivered through a funding agreement with the Diocese and therefore includes £0.345m of irrecoverable VAT.
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Christopher Rawlins School



Feasibility Cost Report



1. Introduction



1.1 This report has been prepared at the request of Thinking Buildings Architects and follows the



format and content of Elemental Cost Plans as defined by the Royal Institution of Chartered



Surveyors New Rules of Measurement (2nd Edition) 2013.



1.2 The main purpose of this Feasibility Estimate is to:-



a) ensure the Employer is provided with value for money



b) make employers and designers aware of the cost consequences of their desires and or proposals



c) provide advice to designers that enable them to arrive at practical and balanced designs



d) keep expenditure within the cost limit approved by the Employer



e) provide robust cost information upon which the employer can make informed decisions



1.3 This Feasibility Estimate is based upon the information made available to us. As this information



changes through the design stages it will be necessary to revisit the Budget Estimate



and make changes if appropriate.



1.4 Every effort has been made to ensure accuracy in this Feasibility Estimate, however the level of



accuracy is only consistent with the information upon which it is based. There has been no input from a 



Structural Engineer and minimal information from a Services Consultant.
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Christopher Rawlins School



Feasibility Cost Report



2. Overview



2.1 Brief



Thinking Buildings Architects have produced sketch designs for various options for extensions and 



alterations to the Christopher Rawlins School to be carried out in two phases as one contract.



2.2 Description



2.2.1 Enabling works to provide temporary kitchen.



New extensions to create Nursery, Reception, Years 3/4 classrooms, Kitchen and ancillary areas, 



extend existing Hall, refurbishment of existing areas, new Muga pitch, hard play area and other external 



works and drainage.



Also included in the scheme are the upgrading of existing electricity mains, new switch panel, 



replacement of MCB distribution boards and gas and water meter upgrade. Costs for these works have



been provided by Qoda Design Engineering Consultants.



2.3 Areas



Approximate Gross Internal Areas m² m² m² m²



Options C D E F



New Extensions 420 505 420 435



Areas of existing school for refurbishment 290 210 290 290



2.4 Costs for Enabling works



Estimated Project Costs £ £ £ £



Options C D E F



Construction Costs 15,000 15,000 15,000 15,000



Laptops and trolley 6,000 6,000 6,000 6,000



Sub Total 21,000 21,000 21,000 21,000



Construction Contingencies 2,000 2,000 2,000 2,000



Estimated Construction Cost 23,000 23,000 23,000 23,000



Professional  Fees 3,000 3,000 3,000 3,000



Statutory fees, surveys etc 2,000 2,000 2,000 2,000



Sub Total 28,000 28,000 28,000 28,000



VAT 5,500 5,500 5,500 5,500



Sub Total 33,500 33,500 33,500 33,500



Client Contingencies * 2,500 2,500 2,500 2,500



Total Project Cost 36,000 36,000 36,000 36,000



* Client contingencies are calculated based on approximately 7.5% of the Construction cost, fees 



and surveys
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Christopher Rawlins School



Feasibility Cost Report



2. Overview



2.5 Costs for Main Scheme



Estimated Project Costs £ £ £ £



Options C D E F



New Extensions 950,000 1,155,000 940,000 985,000



Refurbishment of exisiting areas 190,000 130,000 205,000 205,000



External Works 170,000 165,000 165,000 165,000



External Services 90,000 90,000 90,000 90,000



Sub Total 1,400,000 1,540,000 1,400,000 1,445,000



Construction Contingencies (approx 5%) 70,000 75,000 70,000 70,000



Estimated Construction Cost 1,470,000 1,615,000 1,470,000 1,515,000



Professional  Fees 175,000 190,000 175,000 180,000



Statutory fees, surveys etc 30,000 30,000 30,000 30,000



Sub Total 1,675,000 1,835,000 1,675,000 1,725,000



VAT 335,000 365,000 335,000 345,000



Sub Total 2,010,000 2,200,000 2,010,000 2,070,000



Risk Register Costs 180,000 180,000 180,000 180,000



Client Contingencies * 130,000 140,000 130,000 130,000



Oxfordshire County Council Fees 30,000 30,000 30,000 30,000



Total Project Cost 2,350,000 2,550,000 2,350,000 2,410,000



* Client contingencies are calculated based on approximately 7.5% of the Construction cost, fees 



and surveys



2.6 Overall Costs



Estimated Project Costs £ £ £ £



Options C D E F



Enabling Works 36,000 36,000 36,000 36,000



Main Scheme 2,350,000 2,550,000 2,350,000 2,410,000



Total Project Cost 2,386,000 2,586,000 2,386,000 2,446,000
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Christopher Rawlins School



Feasibility Cost Report



3 Basis of Report



3.1 Method of Procurement



We have assumed that for each option the project would be carried out as one contract and that 



procurement would be by a single stage competitive tender using a standard form of building 



contract.



3.2 Base Date



Costs are based at current market rates (1st Quarter 2016).



The table below shows the future building inflation based upon the Building Cost Information Service



published by the Royal Institution Of Chartered Surveyors:



Year Qtr BCIS All-in % increase



Tender Price from base



Indices



2016 1 277 0.00%



2016 3 287 3.61%



2017 1 291 5.05%



2017 3 301 8.66%



3.3 Information used for this report



Thinking Buildings Drawings



1428 01 Site Location Plan 



02B Existing Site Plan



04A Existing Plans



SK06B Proposed Plans - Option C



SK07B Proposed Site Plan - Option C



SK08B Proposed Plans - Option D



SK09B Proposed Site Plan - Option D



SK10 Proposed Foundation Stage Floor Plan - Option D



SK11 Proposed Plans - Option E



SK12 Proposed Site Plan - Option E



SK13 Proposed Foundation Stage Floor Plan - Option E



SK14 Proposed Plans - Option F



SK15 Proposed Site Plan - Option F



SK16 Proposed Foundation Stage Floor Plan - Option F



55 Kitchen/IT Suite - Phase 1- Enabling Works
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Christopher Rawlins School



Feasibility Cost Report



3 Basis of Report



3.4 Site Visit



We have not visited the site prior to the preparation of these costs but have been given 



photographs showing the existing school etc.



3.5 Qualifications



Note: Unless otherwise stated the estimated costs exclude any allowance in respect of 



the following:-



a) Legal fees.



b) Works beyond the boundary of the site.



c) Decanting costs or temporary classrooms.



3.6 VAT



For the basis of this report we have included VAT in our costings at the standard rates of 20%. This is to 



all works with the exception of OCC Fees. 
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1. Introduction  



Thinking Buildings were appointed by The Oxford Diocesan Board of Education in conjunction 



with Oxfordshire County Council, to undertake a Feasibility Study to investigate expanding 



Christopher Rawlins CE Primary School from a 1 form entry (1 FE) 210 pupil provision to a 1.5 



form entry (1.5 FE) 315 pupil provision.  



 



The feasibility study has been progressed in accordance with Oxfordshire County Council’s 



Capital Projects D2-37 Feasibility stage checklist. This summary report should be read in 



conjunction with the detailed responses provided in the checklist.  



 



To summarise the School Feasibility Study covers the following key areas: 



 



a) Existing accommodation shortfalls and surpluses; 



b) Analysis and identification of significant development constraints as set out in the OCC 



Feasibility checklist process; 



c) The suitability of the existing buildings and site for delivering effective teaching and 



learning; 



d) Additional accommodation necessary to support expansion to a 1.5FE provision; 



e) School development design proposals to expand the school; 



f) Budget costings for each identified area of work (provided by the appointed cost 



consultant) set out in the format required for the OCC feasibility process.  



 



Should the decision be made to expand Christopher Rawlins CE Primary School expansion it is 



anticipated that new accommodation would be completed for use in time for the beginning of 



the 2017/18 academic year.   
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2. Background & Context 



2.1 Christopher Rawlins CE Primary School is located in the village of Adderbury, 



Oxfordshire approximately 3 miles south of Banbury.  The population is recorded in the 



2011 census as being 2,819. 



 



2.2 The school address is as follows:  



 



Christopher Rawlins C. of E. Primary School, 



Aynho Road, 



Adderbury, 



Banbury, 



Oxfordshire, 



OX17 3NH 



 



2.3 The school has a current roll of 233, some 23 places more than the school’s formal roll 



of 210 pupils. The school provides mixed gender teaching for age ranges 4-11. These 



figures exclude the on-site nursery offering ½ day sessional care with a full time 



equivalent (FTE) of 20 places.  



 



2.4 Christopher Rawlins CE Primary School is located on a single site within the village of 



Adderbury with split ownership; typically buildings and hard standings are under the 



ownership of the Governors while the playing fields remain under the ownership of 



Oxfordshire County Council. A land registry plan is included in the Appendices of the  



OCC Checklist  



 



2.5 The school was originally founded in 1589 as a Grammar School for Boys. Whilst the 



school later combined with the adjacent Girl’s School and Infants School in 1874 they 



continued to operate on split sites until 1962 when a modern purpose built school 



building was constructed in the current location on the corner of Aynho Road. The 



school has continued to expand its accommodation over the years to serve local 



community needs; today the school educates 233 pupils across seven classrooms 



(excluding nursery provision), together with various support and ancillary 



accommodation. 
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2.6 Currently, the school has 10.6 Full Time Equivalent (FTE) teachers and 5 FTE equivalent 



teaching assistants, plus 1 FTE equivalent administrative staff. If the school were to be 



expanded to 1.5 FE provision it is anticipated that overall staff numbers would increase 



to 13.6 FTE teachers and a total of 7.5 FTE teaching assistants plus one further 



administrative member of staff.  



 



2.7 The school currently operates with 7 lunchtime supervisors, 3 administrative staff, and a 



site supervisor/caretaker.  If expanded it is anticipated that the amount of support staff 



number would increase with 2 additional lunchtime supervisors. 



 



2.8 Alongside following the OCC feasibility checklist this study has considered and 



investigated the following general issues:  



 



a) The school’s existing accommodation shortfalls and surpluses; 



b) The size and suitability of the existing buildings and site for delivering effective 



teaching and learning; 



c) The dispersal of resource/practical spaces throughout the school; 



d) The general effectiveness of internal and external circulation within the school; 



e) Additional accommodation necessary to provide suitable 1.5FE provision; 



f) Suitable locations for new accommodation to support proposed expansion; 



g) How existing buildings/accommodation can be adapted to suit the year group 



structure and to meet minimum statutory requirements; 



h) The amount and distribution of toilets and sanitary facilities; 



i) Suitable provision of external areas to support the current school roll and any 



proposed expansion or remodelling; 



j) Staff and visitor car parking provision. 



k) Budget costings for each identified area of work (provided by the appointed cost 



consultant). 



 



2.9 An analysis of the existing Mechanical and Electrical Installations has been undertaken 



and an M&E strategy for expansion is set out in the QODA report dated 27
th



 March 



2015. Of key note is the requirement for substantial costs to upgrade existing incoming 



utility supplies and this is reflected in the developed cost report.   
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3. Consultation Process 



3.1 The feasibility study follows the OCC stage 1 gateway process and a completed D2-37 



checklist is referenced as a key document. We summarise various consultations below.  



 



3.2 Head teacher & School Governors: 



Since being appointed Thinking Buildings has visited the site a number of times during 



the Feasibility Study process for meetings with the Head Teacher and School Governors 



to understand how the existing school operates and to review scheme proposals. The 



first consultation meeting focused on fact finding and information gathering.  At the 



second meeting a summary of the internal and external area analysis was presented, 



along with some initial design ideas and layouts.  At the third meeting a more developed 



layout option was tabled and discussed at length.  



 



3.3 Other Key Stakeholders: 



Throughout the process Liz Harrison has represented the Oxford Diocesan Board of 



Education (ODBE), whilst Kevin Griffin and Nick Tomkins have represented Oxfordshire 



County Council.  



 



3.4 Planning & Development Control: 



The local planning authority (LPA) has been contacted to consult regarding planning 



policy and constraints in general; unfortunately the LPA responded by confirming that a 



formal pre-planning advice application is required in order for them to provide 



constructive comment. Formal planning advice is, therefore, absent from this report. 



Based on our own assessment, the key planning issues for new building and expansion 



relate to any potential removal of mature trees (as section 3.7) and associated highways 



impacts (as section 3.8) upon travel and parking at busy school times.  



 



3.5 Archaeology: 



The County Archaeologist has been consulted and there are no reported structures of 



significance or concern.  



 



3.6 Ecology: 
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The County Council’s Ecologist has been consulted and there are no significant issues; 



the only protected species that need to be considered is nesting birds and the 



appropriate timing of works to trees and shrubs.  



 
3.7 Aboriculture: 



The County Council’s Arboriculturist has been consulted. We were advised that the large 



mature Beech tree within the habitat garden (adjacent to the existing nursery/reception) 



has high amenity value; it is considered significant to the local area and highly visible 



from the neighbours/main road and nearby conservation area. Whilst the Local Authority 



would be unlikely to support its removal the tree is not currently subject to a Tree 



Preservation Order (TPO) and on this basis it could be removed at any time without prior 



approval. The site itself is outside of the local conservation area boundary.  



 



3.8 Highways and Traffic: 



The County Council’s Highways Department has been consulted. Whilst they were 



unable to comment in detail until a Transport Assessment and Travel Plan has been 



produced, they did offer the following advice; 



 



‘Nuisance parking for the school has been an issue in Adderbury and any worsening of 



the problem is a real issue, so modal shift away from car use is really important.’ 



 



Clearly this is a key area and constraint to be investigated in detail should the project 



progresses beyond feasibility stage.  Fees have been obtained from a highways 



consultant to assess the site, and to prepare a transport assessment should a planning 



application be required.   



 



3.9 Sport England: 



Sport England has been consulted and they have confirmed that sports pitches should 



be sized in accordance with the FA Standards, and that they would not support any loss 



of playing field to expand the car park to the south east of the site. The feasibility stage 



design proposals reflect this advice and Sport England have since confirmed they 



would be unlikely to raise an objection to the proposals provided that there is no loss of 



playing fields. The introduction of a MUGA (multi use games area) was a welcome 



addition to provide year round sports provision and as a measure to compensate any 



loss.   
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4. Existing Site & Buildings 



The existing Christopher Rawlins CE Primary School site and its internal accommodation 



has been compared and analysed against the recommendations of the Oxfordshire 



County Council (OCC) Primary School Area Schedule for a 1.5FE (315 pupil) primary 



school. 



 



This analysis provides a benchmark to assess the school’s existing accommodation 



shortfalls and surpluses.  A comparative area analysis schedule of accommodation and 



existing floor plans is provided within the Appendices. Building Bulletin 103 (BB103) also 



provides national guidance on accommodation provisions which provides a lesser 



standard than those recommended in the OCC area schedule.  The proposed solutions 



have been developed in line with the baseline BB103 requirements.  



 



4.1 Internal Area Analysis Summary: 



The school currently has a total gross internal floor area shortfall of approx. 500 sq.m 



when compared to OCC’s guidance for a 1.5FE school.  Of this total shortfall there is a 



deficit of 377.6 sq.m of basic teaching accommodation.   



 



Section 4.2 & 4.3 set out the specific comparative area shortfalls and surpluses. It is to 



be noted that areas within a range of +/– 10% of recommended standards are generally 



considered to be satisfactory or prohibitively too expensive to address.  Key shortfalls 



and surpluses are listed below. 



 



4.2 Key Accommodation Shortfalls (compared against OCC area schedules): 



 Reception class-base: -46.6sq.m (0.5 classrooms short) 



 Infant class-base: -73.3sq.m (1 classrooms short) 



 Junior class-base: -126.9sq.m (2 classrooms short) 



 Main hall: -73.5sq.m 



 Studio: -55sq.m 



 Small group rooms: -20.8sq.m (1 or 2 group rooms short) 



 Senior management office: -12sq.m 



 Staff room: -21.3sq.m 
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 SEN therapy/MI room: -10sq.m (no current provision although a statutory 



requirement) 



 Central stock room: -4.4sq.m (no central store, many small stores) 



 No dining chair/table store: -16sq.m 



 No staging/appliance store: -3sq.m 



 No community store: -4sq.m 



 Specialist stores: -6.6sq.m 



 Kitchen: -24.5sq.m (but split over 2 spaces which is a poor solution) 



 



4.3 Accommodation Surpluses (compared against OCC area schedules): 



 ICT suite: +31.2sq.m (not required under OCC schedule) 



 SEN room: +6sq.m 



 Cloakrooms/lunchbox storage: +23sq.m (not required under OCC schedule) 



 



4.4 Other Internal Area observations:  



 The school has a clear and logical zoning with KS1 and KS2 segregated either 



side of central shared facilities such as the hall, dining and library 



accommodation.  



 The library is open to the schools primary access routes which is less than ideal 



for acoustic separation.  



 The partition between the library and hall is a poor acoustic barrier. 



 The food science room provides a large flexible learning space. 



 The school has the benefit of an independent ICT suite. 



 The cloakrooms & lunch-box storage to infant and junior class-bases are outside 



of classrooms maximising the classroom space. 



 The cloakrooms & lunch-box storage to FS is within the classrooms reducing the 



usable space within the classroom. 



 The staff room is significantly undersized. 



 The kitchen is split into two smaller spaces which are undersized for their use. 



 The school has a reasonable amount and distribution of toilet and sanitary 



facilities. 



 The school is clearly split between the FS/Infant class-base and junior class-



base with separate school entry points. 



 All classrooms have good daylight levels and external access. 











Thinking Buildings are a RIBA chartered Practice.  



Registered in England and Wales Company No. 7636362 



Page 10 of 21 



 



 Poor WC access if the hall is let out evenings/weekends. 



 



4.5 External Area Analysis Summary: 



The school has well maintained and attractive grounds, with an overall site area of 



11,881sq.m.  For the purposes of planning new schools (with in-built potential for future 



expansion) OCC Guidance recommends a site area for 1.5FE of 18,199sq.m. However 



BB103 recommends a lesser site area range between 12,497.5sq.m and 15,611.9sq.m 



which is a more relevant measure. This shows that the site is slightly below the range 



recommended for a 1.5 FE school.  



 



Compared to BB103 guidance the site is well utilised and reasonably efficiently laid out.  



 



Should the school expand to 1.5FE provision there would be a significant shortfall in soft 



outdoor PE of 2,138sq.m and any expansion of the existing buildings will further reduce 



external areas further. On this basis it is recommended that a Multi Use Games Area 



(MUGA) is provided to mitigate this loss to provide year round use.  



 



4.6 Sanitary provisions 



To suit a school roll of 315 pupils it is recommended that there are a total of 15 no. 



sanitary fittings (including staff).  Recommended provision and existing provision are 



shown in table 1. 



 



Age Range Recommended amount 



for 1.5 FE provision 



Existing Amount 



Nursery (1 per 10 pupils) 3 Combined with Reception 



Reception (1 per 10 pupils) 4.5 3 



Other pupils (1 per 20 pupils) 13.5 17 



Staff 3 (rounded) 2 



Disabled/Accessible 1 1 



Total 25 (rounded) 23 



Table 1: Sanitary Fittings 



 



Whilst there is an over provision of toilets for other pupils, this shows that there is a 



significant deficit in the amount of toilets for nursery and reception aged children. Toilets 



are reasonably well distributed throughout the school. 
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The school does not have a suitable medical inspection room which is a statutory 



requirement.  



 



4.7 Internal Circulation: 



Internally, the existing school has logical and workable means of circulation with 



Foundation Stage and Key Stage 1 pupils separated from Key Stage 2 by the central 



hall and administrative areas.  



 



4.8 Car Parking & Highways 



There are currently a total of 26 car parking spaces on site; 12 car parking spaces 



marked out to the front of the school, with an additional 14 staff car parking spaces 



provided in a car park adjacent to the playing fields to the south east of the site. 



 



Based on a recommended ratio of 1 parking space per FTE member of teaching staff 



and 1 space per 2 teaching Assistant/support/admin staff the existing school requires a 



minimum of 14 spaces. If the school were to expand to 1.5 FE projected additional 



staffing would require a total of 19 spaces. On this basis the school has sufficient car 



parking to accommodate expansion to 1.5FE.  



 



It is noted that Sport England would be unwilling to support an application to expand the 



car park at the expense of playing fields. Any additional car parking would need to be 



accommodated within the existing areas to the front of the school’s main entrance.  



 



4.9 Trees & arboriculture 



The site has a number of trees mainly located along the outer perimeter of the site, 



running parallel to the main road. The site does not currently include any protected 



trees. The local authority’s arboriculturalist has been consulted (as previously noted) 



and advised that the existing beech tree has significant amenity value and that it should 



be retained. There has been no concern raised over other trees within the site boundary.  



 



Whilst there are currently no protected trees, the Council reserves the right to formally 



protect trees of significant quality by placing a Tree Preservation Order (TPO) at any 



time. A TPO would restrict development within established tree root protection zones 



(TRPZ’s) and may well dictate more expensive foundation solutions such as piling. The 
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prominent tree beech represents a significant development risk due to its proximity to 



the existing nursery and it is located in an ideal location for building expansion. The 



design proposals include options that retain and remove the beech tree.  



 



The arboriculturalist was also consulted with regards to the other trees on the site who 



advised that the existing tree root structure are unlikely to extend under the playground, 



and it is more likely that they have spread to the side and away from the playground.  



With the exception of the beech tree it is unlikely that trees will be adversely affected by 



the proposed development. However, some tree removal is suggested to improve the 



circulation, character and use of the school’s external spaces.   



 



4.10 Flood Risk: 



The site is located outside any recognised flood zones as shown on the map below.  



 



Figure 1: EA Flood Map with site shown within red circle outside of flood zones.  
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5. Feasibility Stage Design Proposals 



5.1 A comparative analysis of the existing site and building areas has been undertaken to 



inform the brief and the development proposals as set out in section 4 of the report.  



The feasibility study reflects the feedback received, and includes a number of proposed 



development options. 



 



5.2 Construction Phasing Strategy: 



Each option has been developed to consider phasing strategy and site logistics during 



construction. It is assumed that all options could be constructed in phases to avoid the 



need for temporary classrooms. However, it may be more economic and less disruptive 



to shorten the overall build period by investigating the use of temporary classrooms.  



 



5.3 Design development and Recommended Design Solution:  



Proposed design drawings for all options are included within the Appendices. A total of 



6 options have been prepared during the feasibility study process. Two initial options 



were initially prepared and presented at the earliest consultation meeting with 



stakeholders for review and comment (Options A + B).  Option B was rejected and not 



developed further due to the impact upon existing structures. At the meeting it was 



agreed to investigate a derivative of Option A that resulted in the development of the 



Option C layout. This responded to comments received and budget constraints by 



providing a more space efficient layout. Option D was subsequently developed following 



consultation with the county aboriculturalist and OCC to avoid having to remove the 



large beech tree within the nature garden (adjacent to the existing nursery). Option D 



layout and costings assumed full demolition and re-provision of the existing nursery in a 



more efficient configuration. Whilst allowing a more flexibly configured foundation stage 



unit Option D was the most expensive option.  



 



Options E & F were therefore developed to limit demolition and to retain a greater 



proportion of the existing nursery accommodation to reduce overall project costs. These 



layouts also incorporated detailed feedback from with the Foundation Stage staff/users. 



Option F is presented as the preferred design solution. In our opinion, this proposal 



strikes the best overall balance of cost and optimum layout, particularly in the 
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Foundation Stage. Option F allows the retention of the existing tree and as a result 



presents significantly less planning risk and uncertainty.  



 



5.4 Cost Summary: 



Supporting cost estimates have been prepared by BAQUS for options C to F. Cost 



estimates were not been prepared for option A & B. Costs are summarised as follows:  



 



Development Option Construction Cost £ Total Project cost £ 



Option C £1,470,000 £2,325,000 



Option D £1,615,000 £2,525,000 



Option E £1,470,000 £2,325,000 



Option F (Preferred solution) £1,515,000 £2,385,000 



 



5.5 Mechanical & Electrical strategy: 



A Mechanical and Electrical Services Strategy has been prepared by QODA Design 



Engineering Consultants to support the design proposals and cost estimates. This 



included significant utility upgrading costs.  



 



5.6 Option appraisal: 



The advantages/disadvantages of each option is summarised as follows:  



 



Option B: Notable Advantages/Disadvantages 



 



a) Classrooms are clustered around the 1.5FE provision of 3 classrooms for two years 



although the year 3, 4 classes are poorly linked and are somewhat dispersed.  



b) Staff room location improves visibility across playgrounds. 



c) The proposals have a minimal impact on the external hard and soft play, allowing 



funds to be spent on building work and usable building footprint. 



d) The external door link to the hard play is lost from Key stage 1 due to the hall 



extension.  



e) Creating three areas (phases) of work increases cost and disruption to the existing 



school. 



f) Nursery and Reception extension requires the removal of the beech tree which is a 



significant planning risk.  
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Option C: Notable Advantages/Disadvantages: 



 



a) Location of extensions minimise the impact on the existing external spaces, being 



located directly against the existing building.  



b) Construction work is consolidated into substantial two phases that minimises cost 



and disruption on the existing school. 



c) The proposals have a minimal impact on the external landscaping allowing funds to 



be spent on building work and usable building footprint. 



d) Year 4 class is located a little remotely from the year 3 and year 3/4 classrooms 



e) ICT Suite is lost to make way for the new kitchen. 



f) Beech tree removed to accommodate Nursery and Reception extension which is a 



significant planning risk. 



g) Majority of existing nursery structure is retained and re-used.  



h) External access door from Key stage 1 area is retained.  



i) Staff room location improves visibility across playgrounds  



j) Layout of phase 1 classroom extension allows further expansion.  



 



Option D: Notable Advantages/Disadvantages: 



 



a) Location of extensions minimise the impact on the existing external spaces, being 



located directly against the existing building  



b) Construction work is consolidated into two phases that minimises cost and 



disruption on the existing school. 



c) The proposals have a minimal impact on the external landscaping allowing funds to 



be spent on building work and usable building footprint. 



d) New extension groups staff room and two Classrooms along with Staff Toilet and 



Storage  



e) Staff room location improves visibility across playgrounds. 



f) Internal corridor circulation to early years is maintained.  



g) Nursery and Reception layout is simplified and efficient with better shaped 



classrooms and greater possibility for free flow between reception and nursery.  
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h) Foundation stage group room located off reception classbase rather than off a 



general or shared area.  



i) Reconfiguration of existing ‘wet’ kitchen, kitchen and WC’s to form new Toilets and 



Circulation. 



j) Existing Staff Room reconfigured to form Group Room and MI Room close to 



administrative area of school.  



k) ICT Suite is lost to make way for the new kitchen.  



l) Option D is the highest costs solution.  



 



Option E: Notable Advantages/Disadvantages: 



 



a) Majority of existing nursery structure is retained and re-used with area of new build 



minimised with lower cost than option D.  



b) Location of extensions minimise the impact on the existing external spaces, being 



located directly against the existing building  



c) Construction work is consolidated into two phases that minimises cost and 



disruption on the existing school. 



d) The proposals have a minimal impact on the external landscaping allowing funds to 



be spent on building work and usable building footprint. 



e) New extension groups staff room and two Classrooms along with Staff Toilet and 



Storage  



f) Staff room location improves visibility across playgrounds. 



g) Internal corridor circulation to early years is maintained.  



h) Nursery and Reception layout allows free flow between reception and nursery. The 



layout of the reception classbases is not as successful as option F, with less 



access to daylight to teaching base 1.  



i) Foundation stage group room located off reception classbase rather than off a 



general or shared area.  



j) Reconfiguration of existing ‘wet’ kitchen, kitchen and WC’s to form new Toilets and 



Circulation. 



k) Existing Staff Room reconfigured to form Group Room and MI Room close to 



administrative area of school.  



l) ICT Suite is lost to make way for the new kitchen.  
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Option F: Notable Advantages/Disadvantages: 



 



a) Majority of existing nursery structure is retained and re-used with area of new build 



minimised with lower cost than option D.  



b) Location of extensions minimise the impact on the existing external spaces, being 



located directly against the existing building  



c) Construction work is consolidated into two phases that minimises cost and 



disruption on the existing school. 



d) The proposals have a minimal impact on the external landscaping allowing funds to 



be spent on building work and usable building footprint. 



e) New extension groups staff room and two Classrooms along with Staff Toilet and 



Storage  



f) Staff room location improves visibility across playgrounds. 



g) Internal corridor circulation to early years is maintained.  



h) Nursery and Reception layout allows free flow between reception and nursery. The 



layout of the reception classbases is not as successful as option F, with less 



access to daylight to teaching base 1.  



i) Foundation stage group room located off reception classbase rather than off a 



general or shared area.  



j) Option F allows more scope for future expansion to create a reading room (a future 



aspiration of the school).  



k) Reconfiguration of existing ‘wet’ kitchen, kitchen and WC’s to form new Toilets and 



Circulation. 



l) Existing Staff Room reconfigured to form Group Room and MI Room close to 



administrative area of school.  



m) ICT Suite is lost to make way for the new kitchen.  
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6. Conclusion & Recommendations  



6.1 All options deliberately consolidate the construction work required to convert the school 



from 1FE to a 1.5FE into two phases, minimising the disruption to the existing school 



and omitting the need for temporary accommodation for the duration of the works. Both 



options have the potential to phase the works to avoid the need for temporary 



classrooms.  



 



6.2 In conclusion, Option F is recommended as the preferred solution as it achieves the 



best overall configuration whilst being only marginally more expensive than other less 



successful layouts. Option F provides new attractive purpose built teaching classbases 



and it successfully makes use of the existing building to provide other smaller support 



spaces. Option F also minimises planning risk by retaining the large beech tree 



adjacent to the Foundation stage unit.  
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Comparative Area Analysis 
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Existing Drawings 
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Feasibility Design Proposed Drawings  



 











