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rcgardrng

Proposed Works to Jeflerson House, il Basil Str€el, London SW3

PBEPARED ATTHE FEOUESTOFT The Leasehold Valuation Tribsnal - London Rent

Assessment Panel under inslrucrion dated 6 Februarv2003
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sutllvtARY OF CONCLUSIONS

Ths repo rases a number ot queres n respect oi lhe reasonabeness and

Level of costs associaled wilh lhe proposed reilrblshmenl ot externa and

lnlernalparls otlhe burlding and the repair ol exsti'g servces

Based on lhe iodings and commeds raised in this reporl il |s recommenoeo

rhar an agreement be eached betueen the camanfs s!ruevore BranGaLeol

Blain Gale Associales and lh; respondeils suryeyor Tmolhv Brock ot LSM

Parlners on the scope ollhe requ red works Based on lhs agreed schedule ol

works. n s proposed lhal lhe works are re-lendered n accordance wth

Standard Code ol Practiceior Selective Tendenng

The ma o document d scussed and relered lo n this repon s lhe specl calion

and tender ior works to JeiJeGon House Bas! Slreel, London SW3 ln 1s

cuirenl lomat I do nol beieve lhal the cosl oi lhe works can be glaranieed

due lo the leve 01 provrsio.al sums which lolal !210,00000 when ln many

cases these can be qlanliied This wi leave lhe respondenl and other

residenls n the ilal liable lo an unknown level 01 expense Fldher woAs are

eiher considered improvements or beng proposed as a drect resun or

uns! lab e alteralloos to lhe common pans

I

I
I

rt is my honesl opnon thal the specllcalon is

proceed withoul a numberol areas ol doubt as

c lamanls  setu.e charge conl rbu lon and

Fudher developmenl oi lhe proposed works

commencemenl or lne worKs

nor sullEienl lor ihese works lo

1o lhe co(ect expend ture ol Ihe

ol lhe prolecr

sholld be undenake. Pror to
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2.  INSTRUCTIONS

I received i.slrlclons irom [,ls K_Dl Bawe on 29 January 20031o provrde ner

wlh professo.al  buidng consl l lancy advce and acl  on her behar . lhe

maller ol an on go ng dspule concerning ihe paymenl or a seryce cnarge

conrrbulon lor pfoposed works to lhe premises where she resides known as

Jeale6on House, BaslStreel. Kensinglon SW3.

artended a Tr bu.al lo discuss tli s maner on 5 February 2003 A1 lh s k blna

ladvsed lhal had only been in recelpt 01 lmted niormation for a shod perod

ol time. wh ch meanl there was insulficienl Ime ior me lo prepate a sutaore

response o. behalf oilhe respondenl. Fo low ng lhe decislon bv the Leasehod

Valalon Tribuna ior an adjoutnmenl and lheir co(espondence daled 6

Feb.uary 2OO3 lhis Exped Bepon has been prepared The applcanls Expert

whess MrGae. has suppLed nformalon n accordance wl l r  lhe Trbu'a ls

w shes on 6 and 12 February 2003 respectvely

This doclment aims Io denlfy the mallers n dsplte and contai.s my honesl

opnon oi ihe reasonableness ol lhe works being proposed and the cosls

assocaled wlth lhese proposed workswhere these can be delemrnec
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3. tssuEs

Ihe puQose ol ths repon s to delermine whether lhe landords proposed

works 10 the prem ses known as Jelle6on Holse s just and reasonable based

o.  ts  c !nentcord l ion.

Further comments n respect ol ine conlenls ol the specilicaiion where

relevanl, are ncluded toasssl in lhe 6s!e ol reasonableness

4, B RIEF CUFFICU LU lll VITAE . QU ALIFICATIONS

lMy name is T mothy Brock I am a Sei or Building Suryeyor oi LSM Panne6

Chanercd Surveyors, Propeny Consullanls, Valuers and S!rveyors, praclising

al 25 James Slreel, LondooWl

I am a Member of lhe Foyal nstilulion of Chadered Surueyoc a.d oblaned a

Fnst Cass Bacheor ol Scence Honours degree n Buiding Surveying ai

Fead ng Universily. have been in my cunenl employmenl since 1998 and

have lour years posl qualiicalon experience as a Charlered B!lding

lam r,psponsible tor alBlildrng Consullancy mallers and olhe. related woi(

wlhin lhe prolesslona deparlmenl ol LSM Paime6. LSM Parl.ers dea

er le .sve ly  n  a lpropeny hal le ls  ac ing forborh lardords ard tena. ls

Pror Io workrg lor LSM Panners, lwas wlh Wealheral Green and Smilh al

lherhead oilce n Lo.don wilhin the Bulding Corsuitancy team
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Al LSl,4 Parhers have been invoved in lhe proc!rement and managemenl ol

s n lar s zed blilding conlracls ra.g ng lrorn 810,000 00lo over !1.000 000.00.

whch has lnclded work ng wth bolh rhe Bediord and G.osvenor Eslales My

olher  du les inc lude deiect  analys is  reponng iu lbu dng sutueys p la .ned

ma nlenance works d lapdalors and projecl monlorng. have also acled as

a landords represenlative and agenl in lhe preparaiiof ol speciicalons ol

works and seruing ol seclon 20 NOces lolenanls

I have oblained Ihe assslance oi a quailied quanlty suweyor Mr G Tyler

Vncent & Panners, lo advise on some ol the coslinq nlormalion relevanl

lhave been lvng n Central London lor lhe past 6 years where mosl of my

worki.g expenence has been gained, alholgh my Job lakes me lo many

p@lecls across lhe counlry
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5. DOCUIIIENTS RELIEO UPON IN COII'PILING REPORT

. schedu e ol condr€n prepared by Bran Gale Associales dated January/February

2002 wrh assocated pholographs

r Expen wrtness slalemenl prepared and submitled by Bran Gale 10lhe Tr bunal

daled l6 oecember 2002

. Tender relorns (pa.l prced)1rom Kilby & Gaylord 1No copydatedApn 2002 1

No. copy dated 2 Ju y 2002 Tender relurn iom (no breakdown) lrom G eesons

daled 26Apr 2002.

. K I by & Gaylord etter w th breakdown oi oceases in lender pr ce daled 1 I June

2002 and lurlher eflerdated 27 June2002 withlurther increas,As

. Kllby & Gaylord ener daled 11 February 2003wlh slb conlraclors breakdown and

tusl ficalDn ol submrlled le.der

. Lellers addressed lo T Brock at LSIII Partners irom Baan Gae Assocales daled 6

and I2'' Febtuary 2003.

. Slatemeni ol ope.i.g te.ders irom Bra n Ga e Associales daled 6 February 2003

. Tendera.ayss ler le/repon l rom Bran Gaedated 30 Ap l2002 to Madin Fussel

Jonesw h altached sLmmaies

. corespondence lrom Manin Fussel Jones daled r0 February 2003 giving biel

dela s ol works unde ake. under sery ce charqe belween 1997 2003

. Serylces ens neers report by fi,larl n Jones Associales daled Febtuary 2002
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6. COMI,|ENTS IN BESPECT OF THE SPECIFTCATION AND SCHEDULE OF

WORKS TECHNICAL BACKGFOUND

The lolowng commenls a.d obsetoatons have been made ln respect or lhe

speciiicalio. and co(espordenco relalng lo lhe works beleve thal the

maners reiened lo below afe lundamenlal when considering the cost ard

reaso.abeness oithe proposed ln_orks by (he andlord.

3.

The speciicalion indcales that lhe conlracl is to be et under the,Jont

Conrracrs Tr blnal {JCT) Agreemenl lor Minor Bullding Works (t4W) 1988

Edilon. The JcT 88 conrraci has been supeGeded by ihe JcT (MW)98

which has subsequeniy bee. amended.

under lhe Blcs guidance nores lor lhe seeclon ot bu d ng conlads a

proiecr ot lhs compexity, quantily and cosl lhe JcT MW 1998 contracl s

.onsdered (in mosl norma circlmstances) 1o be unsuilable TheJcT9S

coniracl ior [4inor Works shoud ony be used for pojecls tp lo

Ego,ooo.oo and where works are ol a smple.alufe Wilh specalisl wo.ks

lo lhe liit required and with exl€nslve elect.cal and mechanca works

envsaged Ihen a more sullable conlracl shoud be chosen Based on the

hgh eveloi cont.actordesgn where wairanlies for such wo(s shou d be

provd€d and lhe need lor a perlormance based specilcalon ol works tlre

JCT Mlnor Works is nappropriale. Funherrnore lhE

a ow iorthe seeclon of specialist nom naled slb.contractors partlcul y

suned lorwoAs lo  the l i l .

WIh n lhe prced tender  re lurned the conlac lor  has quai led a. lmbef  o l

work lems, which lolal approximalely e1 07.000 00. This i. add I on 1o lhe

lsled provisiona slms and conungency lgures withi. lhe doclment

wh ch totala iLrrherlllo,ooo oo This represenls 75% oi lhe lola cost ol
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the actua I red prced works (exc ud nq pre mlnaies) Feier lo Appendrx

2 ior lurlher nformalon Noi only does ths represenl a lack of clarly wlih

tho specficalbn bul leaves the contraclor lo lorm his own opnloir ol the

likely cost oi lhe works. leavlng the iinal cosl lo be de.ided al a Laler date

under a non-comPelll ve s luation.

TypcaL co$ varation betwee. tende6 (pfoviding ihe .ontaclo6 are

compelenl) should nol exceed 3o'/" I thev undersiand the nalure or lhe

wo s and have suiiicienl ti;e to prlce lhe documert A contracio6 had

six weeks lo prlce lhese works suggeslrng lhrs was nol unGasonaDre.

lr,lartin Hal Conslrlction Lld s slbmission a beil velbal. was over 100q/o

greater lhan Kllby & Gayiord s orignal tender sLbmssion This

dscrepancy is iurlher exacerbaled when one bea6 i. m nd the hgh eve

ol ixed conlngency and provisional sum lgures _ simiar ior all

The lerm rep ace where necessary' has been used exlensvey in lhe

documenl ard s vinuav unprceable as the le.m is arbillary Where

lhere ls a degree o1 uncenanty lhen lypicallv provrsional qlanlll es are

inseded and the quantiles adjusled in lhe Inal account. Ths gives far

beter cosl conlrol. also mak ng ll less prore lo abuse bv the conlraclors'

lem 11.02 trlled Exlernal re.der al bavs' refers lo cleanng bnckwork

and @pans b brickwork ior a provlsiona sum oi e1.000 00 lt appears

rhal ihis s a duplcalon ol sone ol the wo& eleme.ts included lnder

tems 7 01 0 7 I01 9 01 and 10.1

llem 12 01 relers io the relurb sh ng oi w ndows whrch has a lump sum

pr ce or i17 634.30 rnseded Laler in lhe same lem a prov s onar sum ol

eIOOOOl]O is alowed ior repans. The fnsl should be broken down to

sholvlhere s no dupl .al o. w thin ihe I gure for th s provisiona s!mand
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borh tiglres seefi excessive n a n!.iber ol

ke could be clt oLl and replaced wthoul lhe

entne window casemenrs. in a nurnber ol

beog laken 1o assume rollen limber blt this

inspected irom a scaiJold.

cas€s rotlen s ls and lhe

need lo compEre y repace

areas. 'ailed decoralon is

cannol be delermined lnn

a p.ovisiona sum lhal co! d

lhe leve ofworks invov6d rs

a provisiona sunr which could becosled.

eas ly be delined. The

quanl i les  inc l lded as a

l0 | have been rnvolved ln a nunber of exlernal relurbLshrnenl conlracts ror

lhe Grosvenor Eslale and had proiessiona dealings wth lhe Bedford and

Porlman Eslales as wel as lhe C.own Eslates

Item 14.23 & 14.24 shoud have provisional

ln this inslance lhe lender procedures lrom the slbmssion ol documenls,

repon ng ot lende6 and lhe negotiaton oi inal agreed pricas with lhe

agreed conrraclor woud not have been consrdered approprale or

lhorough enough lor lhe Esrales.

This specli€lion reiers to carryng oul many ditterenl painlng

specifications based on the Grosvefor and Chesham Estates

specilicalion bll there is no clea. delnlDn or whal syslem rs Io b€ Lsed

wher€. I do nol beieve Ihs propeny lals w hn either oi lhese Eslal€s

and rherelore do nol lo ow lhe reference to hese Eslales A Fa(ow &

Bail parnt speciicalon has been suggesled lo Inler.a lonery Ths

specdcato. 's consLdercd excessve whe. a Dulux specncalon would
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11 The tender documerts reler lo a dranage repon, alhough a copy ol lhs

doclhenl has nol been seen. Nolwlhslanding lhis a provisional slm

Jigure ol t15.00000 has been included In lhe documenl whch 6

consdered excessve The exlenl oi the works ikey woud afiolnt io

carrying olt a CCrV suryey, lel washig ppe runs and possble ining

works to any deleclive p pewi*. A sutoey lo delermine and conlnm the

evel ol works should have been caded olt lo tix lhese cosls pror to

requesting slch a arge slm ofmoney nom the @sdenls

sullce and is lypi.aly half lhe supply cosl ol Fa(ow & Bal painl and s

considered salsiaclory by moslol lhe Eslales lhave bee. involved in.

12 No BS relefence is given to allow eiJeclive pricrng ol the emerqency

lghrng insrallalon n accordarce with any agreed praclce.

13. The seMces secl on of lhe works under lhe specil cal on (Seclion 16 0)

does nor represenl a 'quanlalive breakdown oi tems ol works lhal

contraclors areabelo cosl on a ikelor ike basis

In lola , I No conlraclols were asked to tender Ior lhese works Init ally

6No were sent lenders, allhough ony 3No oi lhesewere able to provide a

cosled submission. A iunher 2No contraclors were asked lo subrnil

1ende6 (as noled n GBA lener lreceived daled 6 February2003) Inmv

opinion lhe reason thal ony 3No conttaclors out ol a possbe 8No were

able to provide prces lor lhs documenl is that lhis specilcalion s not

c ear on lhe exlent oi the wolk fequ red a.d lherelore submrn ng a lender

would beconsidered a risk

ldo no l  consder  any judgrncnl  can be made on the prced submssio.  by

G eesons {lhe second owesl lend6r) as a slng e tota sLm was pfovded

wlh no bfeakdown This should have been requested by BGA. I is ikely

1 5
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thalabasca.thmeticale(or n any ol lhe r calcu aiions (whicli woLld be

mofe easly identilabe wrh a lender breakdown) wou d have gone un-

nolced ll s possible lhal lhen lender could have been more compellve

than K lby & Gaylord s An example ot lhe eilect oi such ar etror can be

seen n CLC'S lender (setoces seclon) whch amo!nled lo a ditierence or

over !250.000 00

Budger prices lor the specll ed works (Mecha.ica/€leclricaland lft works)

were subrnllled ro al conlracrors if rhe lom of engi.eers repons. Th s is

not norma procedure ,and should nol have ncluded cosls. Each

contractor sho! d have sullicienl niormalion and detail n lhe specilcaiion

and schedule of works 10 price the works - e a iull specilication ior

repans and fepacementshoud have been prepared.

ll musl be nored lhal alllhe setoce works whch have been based on lhe

service engineers report have been done so on a plrely visua bass lt

s nor possible Io delerhne disrepan LnLess a llhese elemenls are tesi€d

and subsequenr replacemenr lu y sched! ed.

The specil cation lor c eaning oi brckwork using a h th pressure waler

ance s, in my opnion, lnsuitabe Such a process ls lkely lo be

delrmenla to lhe brlckwork which aready.eeds repan n a number or

a.eas. Furlhermore rl lhs meihod or ceanrng rs used (more commonry

lsed on slore) lhen sullcenl sealing oi all wndows. e1c is req! red lo

ensure lhere s no waier i.gress nler.aly. There is no reference to lhis

provision wilh n lhe speciJcalon

There is .o qlesrio. thal works are required to rhe roof alhough ths

spec I cal on a iows lor a complele y new rooi Io the prem ses inclLd nq an

upgraded syslem ncorporar ng K.gspa. Thermaroof nsulalo. wh sl il

s clearthatlhe.e are ma.y lypca delecls assoc aled w lh an aspha t rooi

1 9
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ol ths age e rlpping and blLslering oi the asphall, logelher wlh

nadequale lash.gs ldo not co.sder enfte repLacemenl is necessary or

justiled The exsllfg asPhal rool coverng can be adequalev lreated, r'e

b sters heaied and made good, and ar overlav roofi.g sysl€m lsed

Ths woud cosl consdefaby less lhan th€ entrre rooi replacemenl and

has been successi! ly compleled on srmllar prolecls rr which have been

involved where the cond on ol lhe roof was wolse and waler ngress

more pronounced Wh hl mrior Inlernal damp slarnrng was evident 1o the

sollls ol lhe top lloorlat lhs wiL allbe adequatev resolved w h a rooling

ove ay (Pholo 7-10). M;re subslanlra damp lo one panicular wall to lhe

bed.@m of lhe lop iat (Pholo 14) is as a resut ol a flash ng lailre All

Ilashingslo lhe main roofs need 1o be re po nled and/or replaced ldonol

consider, lrorn my nspeclon, lhal lhe rool boarding and/or slrlclural

rLmbers w lbe sr ln l lcan ly  de iect i le  and there ls  .o  ev idence tha l  lhey

need replac ng or repanng

i lhe andlord w6hes lo upgrade me

lnsulalon. lhis extra cosl shorrld be

benelcary ol improved Lnsualon lo

rool. ncludng provLdng rmproveo

covered by them and ihe drecl

the rool, namely the lop loor

With an over aY system

wou d nol be necessary

A iunher mponant point toconsider is the pe.dng plann ng permsson ror

a proposed penlholse (Appendx 3) Whisl lhis $ onv consderalDn ior

the lndenaking ol slch works. lhere is a very lkely chance these {orks

w I be camed oLt n lhe shod lerm and thereiore consideralon lor a i! |

rooi rep acement s inappropr ate parl cularv wh€n an over av svslem ls

sullclentior many years a.d more cosl eilective

the need lor an exlended lemporary rool scafio d

resuliing Ln alurlher reducton n.osls
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20. The gab,le rools are not considered lo be n dsrepan ldo not anidpale

lhal works over and above ensurng al liles are adequal€lv secured s

requ red. No nlernalwalef rngress 1o the lLals sugqests lhal thrs elemenl

ot lhe blid ng s no1 deieclve. This appears lo have been lhe vew or lhe

orgna es lmalorJrom Ki lby & Gaylord who nc lded a reaso.abelgure

ior this work al i],095 00 bul lolowng subsequenl post lender meenngs

wilh BGA has rncreased io €14.672 33.

21 In a oumber oi instances ihe poor nslalation ol piqeon nelting has

caused dislurbance lo perimelef ilashings to lhe rool (Pholo 6) Th s

re -od or 1^ nq \troLlo 1or ra\" beel a((epFd rl I e lma ol '1sla lar or

and shoud be resoved by lhe landord. The cosl inclLded for repacng

al lhe ren ng is very high on lhe basis lhal lhe scatlolding wil be erected

lo provde lu laccess. Jusllicalion should be provded

22. The common parls ollhe premises are generaly w

redecoralro. In a number oi areas lhe wall coveings are deleclNe

These delecls are nol as a resutoiwaler ingress i.om a.v rool faiLur6 bul

dle lo lhe excessive lemperalure oilhe commo. pan areas causng a€e

degrees ol drying olt to lhe wals and subseqlenl shrnkage ol lhe wall

covennqs. Ths has alsocaused crackng loskrrlings and baluslrades.

23 The speciicaton aLows lorslripping ott allpaintwo* 1o prevouslv parnled

stonework Ths is excessve and nol necessary' The conlraclor should

remove any oose painlwo* (nol that any areas were noled) back to

Iealhered edges prlor to redecoralron

24 Under ilems 5 05 12 07 and 13 05 (he aller lwo relere.ces appear ro oe

repealed) lhe ieplacemenl ol doors s ncluded These doors are nol

delecl ve or rolten
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25. The replacemenl of nonmongery (whch does noi appear lo need

replacng Pholo 21)and ighr lrtings 1o lhe cornmons pans has nor been
quanlr ied or  specJed lo enabe a lke lor  lke prcng by lhe le.deinq

26. The documenl al ows lor an add lional cost for IEE el€ck cal lesl n9. Thls

Iesl shoud have bee. undedaker as pa.l oJ lhe spec calio. to

detemne the aciua works lhal need ro be under@ken (see comfirenl
18) Norwthstandi.g rhs, rhidocumenl shows lhe rEE lesr as a separate

cosi Ths tesling s a requnernenl lollowng the co.npetion ol any

electrcalwods under conlracl and shoud nol ncur an addilional cosl

Al ex sting eleclrcal insla lal ons n lhe building should have been lesled

as parl ol lhe on-going mainlenarce bul this does not appear Io have

happened eve. though sgnficani works have been Lnderlaken in lhe

27 The itl s n poor repa rand cerlainly requ res malor works The specialsl

rll reporl menlons lhal rhe llr car cannot be ncreased n sr6 io

accommodaie disabled Lsers due lo lhe @nslraints ot the lili shail, yet

the specilcalion requires compiance wlh Part lV and has been cosled

wlhin ihe documenl A slmmary breakdown from K lby & Gaylord has

been prepared ror lhe works requned b the lit. This shows lhe requ red

works lo the ill (whch sholld belrmed !p folowing the survey). Ths

work s idealy suiled lo lhe IFC 84 conlract where lhe sub conlraclor

would be.ominaied aod subseqLenl savng secured

28. There is nothng n the speclcalon lo conlrol lhe expendture ol

pro!sonal s!ms. both lhose i.sed€d in tlre main documenl

( t110 000.00)and a lso addl lonal  lems i .c lded by lhe conl rac lor .  1n my

expenence wrrhoul sulabe controlprocedures rn place these rrgures are

if mostcases lu y expended by lhe co.lraclor
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30 Brian Gae Assocales tender repon does.ol commenl on anv ol tlie cosl

comparlsons rece ved by lhe tende.ers. which s lvpica praclice when

reporlng lender resllls. ll is nol possible wilholt a more comprehensNe

cost breakdown lo compare the cosls ot the lowesl hto tenders BGA d d

nol ask ior lunher breakdown prlces lo be submilled Withoul berng able

lo compare smiar wolk €lements on a cosl basls, I is nol possrbLe lo

conl rm the conlractor has lnderslood the scope ofworks Involved

31. None ol the discLssions wilh lhe conlractors durng lhe lerder anayss

slage have been recorded. parlicLl v lhe clear reasons why Kilby &

Gaylord increased lhen originalsubmiss on bv E 112 501 33

32. On both lorms ol lender submilted by Kllbv & Gayford an additional

dayworks rale ol 165% o. the actual cosl ol labour has been alowed

Ths s unreasonaby hgh and.eeds lo beiusl i i ied

33. K lby & Gai'lord have not been qleried over thetr conlrad perod which

n my opnon s not slil|cienl lor the works lo be compleled Bolh lhe

olher conlraclors who submilted lendeG stipulale a co.lracl perlod ol 22

weeks There is a risk thal Kilby & Gay'lord apply ior ai exlenson d ths

tmescale s  no l  a .h ievab e wh ch s lkey loaddi lnheraddi lonalcos ls

29 Bran Gale Associales reler in then lefder repon summary lhai Io low.g

Klby & Gayjords secoid tende. submssion lhen tender s fu lv costed

and is !n ikely lo se slgnllcanily durng lhe conlracl alhough lhey have

as many prolisonalsum ilems included as lher i rst submissor' Feier

10 commenl made under sea on q.

34. A srn(ing fLnd ol approximale y t125,000 00 is avai|able lo contl bule lo

the cosl ol tlrs work bLt lhis mo.ey and ts re ease

menlo.ed lo any olthe resdenls The p!rpose ol such sLnking lunds is
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to cover the cost ot lhese maior works lt cannol

conl ngency as provs on s a ready nade !n lhe contracl

35. Parl oJ the benelto' a Ienancy agreement s lhatlhere shoud be rreedom

lrom wo.ry aboll unexpecled repar bi ls ThE can be ach eved bv co(ecl

phasng oi the works over a perod of vears emplovng a oegree or

planned mainlenance which reduces the mpact of hgh cosb on lhe

residents al any one momenl in 1me and ensures lhal works are nol

necessary lhrolgh landlords neglecl. ldo nol consider thal a llhe works

included wilhn thls one specllicalon beneiitirom rlnning under lhe sLnge

conlradand economiesol scale n dong sowould be minimaL

36. Duing our nspeclon we lou.d a speclicalion wirh s.hedule or works In

lhe boier room relaling to works caded olt r. 1998 (Pholo 1 ) ll appears

lhere is some duplicalon on ihe works lhat were ca(ed oul n 1998 wrth

lhose beng requested n lhis speclicalon and lh|s needs cla lcalion

This docLmenl conlains schemalc dagrams. whch are aLso cosleo n

lhis tender doclmenl, togelher with other elemenls ol wo'K sucn as

slerilsation oi lhe syslem The boilers were working adequately al lne

time ol ny nspedon and a number oi componenls elc have been

upgraded/repaned recenlLy lt is nol possibLe lo delermn€ thal lhe borleE

are oll oJ €Par(Pholos 2 & 3)

37 Works lo lhe radalors i.lhe block ncude new TBV vaves

Ths work should nol be required Ll lhe tlrermosE or rhese

be reocaled one orolher is needed nol bolh

(rer 16.07 (vL)

3S I am oi lhe opi.ion lhal lhe decorations have been sal stacton y

compleled in prevous projecls to an adequale slandard lhen deleroralon

ol lrmber eemenls wou d nol have been as s gnil canl as noted lo the rear
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elevatons under lhese works Prelous wo*s have nol been prelormeo

lo an adeqlate siandard e g pfevols nslalalon of pigeon nenng wnrcn

has resu led in aflecting lashings a.d also lnadequate easing ot wrndows

and poor decoralion genera y which has led 10 addliona works whrch

cou d have been avo ded As a proJed mon lorng lee ol 10% s allowed

lor ove6eeing lhis work this shou d not have happe.ed

39. The signiicanl risk ol damaged asbeslos lo lhe bo er room Jrom lhe

dariaged celLnq should be conlared and removed as a matler ol

urgency. ldo ool co.siderthe ligure submtled bv Kilbv & Gavlordlo be

sollicienl lo coler lhe cosl olspecialst remova This work shoud nol De

leil unlillhe main works are secured and shoud have be€n reclled on

dscovery. Other Heath and Salely mane6 were noled on_site

parlcuarly poor access lo the roof Adequale grab ba.s eic shood be

incllded o the proposed works as access is very uisaie
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REPAIR VEFSUS IMPROVEMENT

The lotlow ng wo*s listed {provded wnh lhen specil"l'n refereoce) indicales

where. nmyopnon works exceed the repan and re decoraton covenan€ lnai

$e €na.l s.equned to pay lhrough a seMce cnarge

Essenlial works 10 lhe 1110 ensure lhat ts conlnred lle is maintaned E

certa n y necessary and, I undersland lhal a n! mber ol componenls ae now

redundanl. be eve ce.lai. works are nol necessary and exceed slandard

repa r. A ligure ol between E25.OO0lo !35 OOO shorrld be sulllcienl lor al

necessary repa rs and repacementworks 1o the littlo ensure conlinued lite

(Ber  16 25)

The insralalion oi a ine alaffi syslem lo the common parls (Fei 1623)

The setoces consullanls repon mentions lhal lhe replacemenl oi luseboards

does nol .eed ro be included allhough lhs has been cosled n lhe lender

A nlmber ol mprovemenl works are being sugqesled 10 lhe Polters area

undersland that lhe hstory behi.d lhe Poners a.ea dates backlo 2001 wrref

one oi lhe head l€ssees lhe landord and BasllPrope'1€s boughtlhe cuirenl

Pone6 lal. The slualLo. snce lhen has been thal Poder operaiions are

conducled lhrough a very smai room which has been iormed wilhoul

windows elc and cu(enlly breaches Healh and Salely requlalons Thecosls

oJ reclily ng ths curcnl airangem€nl should not resl wlh lhe reside'ls bul

those beneltr.g lrom the prevous lat sae A large provsrona sum ol

!2o,ooo oo has been ncluded iorlhLs work which €xcludes a further arnounl

lor  mechanrca l  venl  la l  on '  (Rel  1625)Thissho!dalso incudeanvworks

be ng suggesls lor lhe Porters lo lel laclities
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Upgrad n9 the enlrance lflercom Ths work s beng suggested purey on

lhe basis thal lh€ unr appears daled. 11 cleaned up and rnalching lat

relerence niormalon p.ovded then repacemeol s nol necessary li lhe

landord wshes lo upgrade this equipmenl then lhs shoud be al lrre( sole

Replac ng a I fne doors ih rouqfoul the common parls ls an mprovement The

nsralalio. 01 ntumescenl seals/brushes woud proMde ihe necessary

compiance wihoul the,addilona cosl ol complelely.ew doors€ts - (Rei

14.24)

The lghling to the commoo parts ne€ds to be replaced as il s.onsiderlo be

daled a.d n pan delecl ve The provlslon ol concealed recessed

dow.lghlers, however s an mprovement and the tenants should nol soey

The carpet ro the common pans 6 not oul ol repar and slil hasanLmberoT

yea6 ell belore il requ res repLacemenl The only delects noled were in the

recepliodground iloor area where stalning was evdenl (Pholos l9 & 20 )

All glazng repacemenl s lhe responsibiily ol the individual resdenls as

Pa.  .o . rd r_"  -  lo  l  e  re lep l ro r  aJ"d  drp  a  ld r  do td5  .p  o \ener  1

Mechanica ventrlalon 10 the common pan areas ol lhe burdng is an

mprovemenl a.d noi repair li lhe healng conkos were recliiied and lhe

Ihermosrar ocared ln the co(ecl ocal on the condilion oi lhese areas woLld

be s gnLticad y hproved w houl the .eed lor mecha. car exlracl
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7.  OP|N|ON

ll s my opr.ion based on the fesearch and evdence lolowrng a .eview ol llie

speciicarion and lhe subiecl properry lhal the iende. docurnenl is nol slrong

enough lo alow the ncluson ol lxed costs ior lhe wo*s oeilher does il

cotrecly dent y the extent oilhe wo(s and n parls s overspecited.

Cosl contolbelors and durng the project s paramount when deainq wilh ihe

service of Sectio. 20 Nolices and lhe doclmenl needs lo be lighten6d lo

ensure this conlrolis ach eved.

Whist commenls have been made in lhs regard do apprecrale malor

redecoralion and rcpa 6 are requtred lolhe premises.

lwoud recommend thal lhe documenl s amended aid re lendered lo an

agreed schedule of works


