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Executive Summary 
 
This paper sets out the difficulties faced by Nottinghamshire in planning for its BSF 
Programme due to the high incidence of the CLASP type building stock in use across the 
secondary school estate.  The CLASP buildings are widely considered to be beyond their 
useful life regardless of their respective ‘mark’ or era.  The paper provides compelling 
evidence that to bring the existing CLASP stock up to required standards e.g. in relation to 
meeting current building regulations and acoustic standards etc., the cost of doing so is 
approximately 94% of new build costs.  Moreover, it argues that to remodel would not only fail 
to deliver learning environments that support transformation in education, the primary focus 
for BSF, but would also deliver significantly less satisfactory outcomes in respect of the 
schools by: 
 
 Only partially achieving a satisfactory internal layout, so failing to achieve the 

transformational vision 
 Achieving much lower standards of environmental & sustainability outcomes 
 Potentially undermining the structural integrity of the buildings 
 Creating health and safety risks due to high levels of asbestos within the component parts 
 Only partially achieving accessibility standards  
 Incurring significantly higher additional costs to replace the existing pitch fibre drainage 

and to re-instate adequate new drainage  
 
In any capital investment programme, these building related issues alone would create a 
robust business case for pursuing a new build solution rather than remodelling. Here the most 
compelling argument is that remodelling is highly unlikely to deliver 21st Century learning 
environments, that are fit for purpose, to enable transformation to occur and the delivery of 
the strong educational vision and strategy that all parties aspire to in Nottinghamshire. 
 
The County Council is also concerned that, with the pressures currently faced in the private 
sector market that should the Nottinghamshire BSF programme contain a high incidence of 
CLASP refurbishments this would be unattractive to potential bidders due to the inherent 
additional risks, lifecycle / maintenance costs and unsatisfactory educational outcomes that 
could be delivered in the refurbished environments. 
 
Approach 
 
The report sets out the technical information that supports the general arguments outlined 
above and provides an analysis of the additional cost implications for Nottinghamshire of the 
CLASP issue. 
 
As agreed with PfS advisors, in order to demonstrate the case in respect of CLASP, the 
Authority has used a worked example with a school from the first BSF Tranche.  The report 
provides comparisons between marks of CLASP and demonstrates that works and 
associated costs are not materially different and demonstrates that as far as possible that the 
Garibaldi School buildings typify the main issues associated with CLASP across the estate.  
More detailed work than would be otherwise be appropriate at this stage of a BSF project has 
been conducted to overlay the schools vision on a CLASP block. Whilst the Garibaldi school’s 
vision is distinct, it is based on an interpretation of the main generic educational drivers that 
shape the BSF transformation agenda.  Thus, the remainder of the schools may each have a 
local interpretation of these educational drivers, however similar barriers to achieving the right 
building solution are highly likely to occur in all CLASP schools. 
 
The report sets out the high level arguments and supporting data, with detailed analysis 
contained within Appendices.  
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Scale 
 
Evidence provided by CLASP (now SCAPE) indicates that Nottinghamshire has more CLASP 
buildings that another local authority by a factor of 3. Across the schools in tranche 1 of our 
BSF Programme, this translates to over 67% of the estate being CLASP alone, with a small 
proportion of other forms of system build and an overall deficit in BB98 area in addition to 
this.  Whilst clearly all local authorities will be faced with similar issues that would require a 
certain proportion of their estate to be new build through BSF, we believe it is the scale of the 
issue that makes Nottinghamshire a unique case.  The standard Funding Allocation Method 
(FAM) of 50% new build is insufficient for Nottinghamshire to deal adequately with its CLASP 
issue. 
 
Basically, the standard 50:35:15 methodology leaves a funding gap in the Nottinghamshire 
Tranche 1 programme in respect of the CLASP issue in the order of £15m. The percentages 
of CLASP in future waves vary slightly from tranche 1, however using the same methodology 
but utilising the different proportions of CLASP build gives a total in the region of £83m 
funding gap spread over the entire programme. 
 
As highlighted in the report there are additional associated abnormal costs linked to CLASP 
projects. It is difficult to provide an accurate estimate on the scale of these additional 
abnormal costs, linked to asbestos and drainage issues, however in a recent academy 
project in Nottinghamshire, that involved CLASP redevelopment, abnormals totalling £1m 
were agreed with PfS. These additional abnormals could add a further £3m (£600k over 5 
project sites) to the usual £400k abnormal allowance per school. Once again extrapolated 
over the future waves this could add a total of £15m funding requirement to the overall 
programme. 
 
Additional investment is required if BSF in Nottinghamshire is to deliver the outcomes 
described in our Strategy for Change (SfC) 1, submission that was approved by Ministers in 
October 2008. Without additional consideration in respect of the FAM then the CLASP 
affordability issue presents a major challenge for Nottinghamshire in progressing with the 
BSF programme. 
 
 
Conclusion 
 
Nottinghamshire County Council recognises that the increase in funding that it requires is 
significant. The proportion of CLASP across the Nottinghamshire estate is significantly 
different to any other local authority in the country, where a conventional proportional 
investment as described in the FAM may well be appropriate. The issues of CLASP in other 
local authorities can be absorbed into the overall programme, but this is not the case for 
Nottinghamshire making a rescoping of the programme difficult.  
 
Knowing that remodelling CLASP is unwise, unsuitable and at the same time unaffordable 
leaves us at an impasse with regards to an estate strategy that will deliver transformation 
without additional funding. 
 
The County Council would be pleased to receive indications from PfS, at the earliest possible 
opportunity, as to what their approach is in supporting the Authority with this issue, so that the 
project is not delayed. 
 
Confirmation on what should be included in the SfC2 submission due in December 2008 is 
also required at the earliest possible opportunity as the timeline for producing this submission 
is challenging. 
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1.0  Introduction 
The BSF for Nottinghamshire Coalfields includes a high incidence of CLASP buildings, and 
nearly three times more CLASP buildings than in any other Local Authority in the UK.  Across 
Nottinghamshire, 55% of the secondary stock is made up of CLASP buildings; in  Tranche 1 
67% is CLASP. In addition to this Nottinghamshire has a normal amount of timber system 
buildings & mobiles which have similar problems. There are also additional areas required to 
comply with BB98. These would all normally be within the 50% new build in the FAM and are 
additional to the CLASP content, meaning rebuild requirements on Tranche 1 are 
approximately 80%. 
At the time it was introduced in Nottinghamshire CLASP was seen as an attractive building 
solution. The key advantage of the system was it could accommodate mining subsidence with 
little damage, and was therefore used extensively in coal mining areas such as those found in 
Nottinghamshire.  
 
 
2.0 The CLASP system  
CLASP stands for Consortium of Local Authorities Special Program; it was set up in the 
1950s to deliver schools quickly and cheaply using pre fabricated system build to satisfy the 
demands of the post war population bulge for education buildings. They have a 60 year 
design life, which many have reached. Nottinghamshire has 730 CLASP projects the next 
Authority in numbers has 249 CLASP projects, followed by 147 (see Appendix J). 
Nottinghamshire therefore has nearly three times more CLASP buildings than other 
Authorities. A breakdown of the CLASP schools by Tranche from the Asset Management 
Database is available.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CLASP is a lightweight steel frame 

with relatively short spans, cross bracing, and a slab which acts a diaphragm. The insulation 
levels are poor, but were in accordance with regulations at the time, with lightweight external 
cladding. See Appendix B for differences and types of CLASP. 
 
The problems with developing and altering a CLASP building to become a modern 21st 
Century school can be summarised as below: 
 
1. It has an inflexible grid causing steel columns and bracing to inhibit the creation of 

present day space standard in accordance with DCFS BB98, preventing 
transformational educational visions from being realised 

2. The diaphragm slab prevents significant drainage alterations as the slab cannot be cut 
for a drainage runs without compromising structural integrity 
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3. The grid has construction zones for components to prevent conflict between these 
components. To satisfy these modern standards such as insulation & acoustics these 
zones would be compromised. 

4. Extending or altering CLASP steelwork (particularly column positions is expensive & 
complex. The whole frame acts as a single unit, and components would have to be 
specially hand made, in addition the slab has specific reinforcement to take the column 
loads, which can not be augmented at a later date as they are integral to the slab.  

5. Internal finishes and external skins are not up to present day standards of acoustic and 
thermal performance so would need replacing or substantial upgrading. Under floor 
insulation is not an option, preventing full compliance with present day regulations. 

6. Some system components contain asbestos products (especially Marks 2 to 5) which 
are difficult and very expensive to strip out, without demolishing the building. After 
asbestos removal demolition costs are relatively low, and much of it can be recycled. 

7. The earlier Marks had timber floors and roofs which are likely to be rotting, requiring total 
replacement. 

8. Changing live loads on multi-storey buildings (i.e. changing uses of rooms) can be 
restricted by the existing structure’s original design parameters. 

9. Most schools have been extended and altered on a piecemeal basis, due to funding 
availability, meaning that a transformational vision can be very difficult to accommodate 
merely by refurbishment. 

 
 
3.0  Structural issues 
 
The CLASP system was a economic and quick method of providing education buildings 
relying on diaphragm action both horizontally and vertically for overall structural integrity. 
However it is relatively inflexible with regard to alterations and revisions to suit current 
modern day layouts. There are invariably solutions to such requirements but these are 
usually governed by such issues as cost and available ceiling height.  Although the various 
systems improved over the years through development, the general principles remained the 
same whether Marks 3, 4 or 5 as exist on the Garibaldi School Site. 
 
It is unrealistic on a lightweight (Agremont certified) structure like this to remove columns as it 
would compromise its integrity. (See Appendix F – SCAPE report & Appendix G – Building 
Control Advice). 
 
Due to the structure it is difficult to alter room sizes without making them significantly 
oversized or undersized, corridors are too narrow in many cases which causes behavioural 
problems, these are integral to the structure in many cases so very difficult to alter, and result 
in inefficient remodelling. 
 
4.0 Transforming Learning through BSF 
 
Nottinghamshire County Council has a strong vision for transforming learning through BSF.  
The agendas which drive and inform the vision are those national education and Children’s 
Services drivers which inform all BSF programmes.  Themes such as personalised flexible 
learning, a skills based curriculum and the importance of integrating ICT are strong themes 
within the vision.  Similarly a high focus on the use of ICT and the decision to embed 
inclusion in learning environments accessible to all students, disabled or otherwise has been 
agreed as consistent objectives across all schools in the County.  All of these agendas have 
a profound impact on the design of space and the way it is arranged.  In C21st learning 
environments, people movement is entirely different to those suitable for C20.  The extent to 
which staff and indeed students can decide how to learn and in what size groups is 
fundamental.  The ability to control light and acoustics well supports this agenda and very 
importantly the cultural foundations which support inclusive learning mean that a much wider 
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range of needs must be met within a space. It is self evident that in their present state, 
CLASP buildings fall well below the standards required to deliver this type of learning.  Being 
unable to move columns or dramatically improve environmental conditions makes a CLASP 
remodelling strategy inappropriate for Nottinghamshire.  This is a County unlike others; 
CLASP is not simply a factor within the building stock, it is the dominant building type.  To 
attempt a large scale remodel would be to undermine the Authority’s ability to deliver 
transformation for thousands of Nottinghamshire young people and the communities they 
serve. 
 
Transformation 
 
Transformation has already begun in Nottinghamshire.  BSF will drive it on faster and further 
and the investment in our estate and ICT that BSF delivers will help us remove some of 
those blockages to transformation that currently exist. 
 
We shall transform the life chances of the children and young people of the County by 
delivering the five Every Child Matters outcomes.  When all children and young people are 
safe and fulfil their potential to become and remain healthy; when all enjoy their learning and 
achieve to their true potential and when all make an active contribution to their communities 
according to their abilities and are well prepared for economic independence in line with their 
true capacities, then we shall have overcome the effects of poverty and disadvantage.  This 
would mean that the potential of every child and young person would be fulfilled.  
Transformation is not something separate and special to which we aspire – it is the basis of 
the work of the Children and Young People’s Services. The BSF dividend is that we shall be 
able to transformational outcomes to our children and young people at a higher level than 
before. 
 
This determined commitment to transform is at the heart of the Vision Statement of the 
Children and Young People’s Department: 
 
“We will work together to provide integrated services for all children and young people of 
Nottinghamshire aged 0 – 19 to improve their life chances and to help maximise their 
potential”.   
 
We have set out a “pathway to integrated services” which we are now building to bring 
together all the council services and partnership working which contribute to fulfilling this 
vision. 
 
The effect of making the vision a reality will be to take transformation beyond the schools and 
into the wider community.  The effect of such transformation would be to create learning 
communities where parents, carers and other family members receive the support they need 
in order to make their contribution to fulfilling the life chances of the children and young 
people. BSF investment will help us create learning environments that deliver this vision. 
 
We are committed to and promote a set of values which we believe underpin the vision for 
integration.  They involve a commitment to work actively with the children, young people and 
their families and their wider communities.  The range of learning and of services on offer 
must have relevance to the lives of children and young people to enable them to achieve 
their potential.  We are committed to helping create communities where young people feel 
safe and their needs as learners and as people are understood.  BSF investment will help us 
create schools which are welcoming to the learner, their families and the communities they 
serve.  We shall help create communities where learning is shared. 
 

 Transformation has already begun. 
 Transformation is delivery of the 5 ECM outcomes. 
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 It is the basis of our daily work. 
 It is at the heart of the CYPD Vision Statement. 
 The pathway to integrated services will bring together the services and partners to 
transform children and young people’s lives. 

 Together we shall create learning communities. 
 The values which commit us to our work will help transform whole communities to make 
them welcoming places where learning is shared. 

• BSF investment is an enabling tool to help us deliver transformation further, faster and 
better and to help remove some of the factors that prevent transformation taking place in 
our schools today. 

 
5.0  Costs of refurbishing CLASP 
 
To assess the Costs of Remodelling CLASP, a single but typical CLASP Mark 5 block was 
used.  The costs associated with the remodelling are not believed to be significantly different 
in any Mark of CLASP. It is not possible to get an exact cost summary for each block within 
the estate, a calculation of the likely cost can be achieved by considering the total square 
meterage of the stock. 
 
This averages 94% of the net cost per square metre of new build – for a full breakdown see 
Appendix C for full breakdown. Based on the outline Specification in Appendix C (inc general 
conditions, Building Regulation requirements) 

 
 
6.0  Initial Affordability Assessment 
 

Initial Indicative Funding  

An indicative Funding Allocation Model (‘FAM’) was received from Partnerships from 
Schools (‘PfS’) in July 2008.  This FAM was based on the Readiness to Deliver 
documentation developed by Nottinghamshire County Council (‘NCC’).   The indicative FAM 
set an initial funding envelope at £96.104 million (capital) and £10.218 (ICT capital funding), 
in January 2008 prices. 
   
The key assumptions underpinning the initial funding envelope were as follows: 

• The FAM was based on NCC’s Readiness to Deliver documentation 

• 9 schools were included within the FAM, of which Newark High is assumed to be 
closing.  Minister School will also be included within the Wave, however this will only 
attract ICT funding 

• The total number of pupils within the wave were assumed at 7,047 

• The standard PfS assumptions regarding percentage of new build, refurbishment and 
minor works has been used 

Strategy for Change Interim Indicative Funding 

During the Strategy for Change (‘SfC’) stage, NCC has undertaken further work to 
understand its overall affordability position.  This has included reassessing its 10 year pupil 
projections and carrying out further detailed work in respect of specific issues such as the 
number of SEB pupils etc.  
Having undertaken this analysis, NCC instructed its financial advisors, Ernst & Young, to 
prepare an interim FAM that could also be used within this CLASP report.  The interim FAM 
sets the funding envelope at £103.268 million (capital) and £11,084 (ICT capital funding), in 
January 2008 prices.  
The key assumptions underpinning this interim funding envelope are as follows: 
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• 9 schools are included within the FAM 

• The total numbers of pupils within the wave are estimated by NCC’s pupil planners at 
7,643.   These revised estimates have been shared with Mike Thompson, PfS 
Education Advisor at a meeting in November2008  

• The standard PfS assumptions regarding percentage of new build, refurbishment 
and minor works has been used. 

• No additional abnormal funding has been included although the Council understands 
the PfS funding rule that would allow up to £0.400 million per school (January 2008) 
to cover additional abnormals. This amount could well prove too low in 
Nottinghamshire as CLASP construction brings addition abnormal pressures which 
are further explored later in this report. In another recent PFI build in 
Nottinghamshire a figure of circa £1m was agreed in respect of abnormals. 

The Council has a specific issue around the recognition of SEN pupils who are educated in 
mainstream facilities.  PfS has recognised that the Council’s inclusion strategy means that 
less pupils than would normally be the case in a similar Local Authority are educated in 
specific SEN schools.  As such the Council has identified 82 of the 7643 pupils as 
mainstream pupils with specific resource provision.  It has not yet been agreed which 
classification these pupils will be allocated and therefore, for prudence, no additional funding 
has been assumed at this stage in respect of these pupils.  
 
It should be noted that this interim funding envelope has not been reviewed by the National 
Programme Team at PfS.  As part of the process to conclude the CLASP issue it is 
recommended that a further formal iteration of the FAM is completed by the National 
Programme Team using the agreed revised pupil place planning information, including the 
agreed correct classification of the SEN pupils in mainstream education. 
 

Potential funding level – CLASP issues  

The Project team have also undertaken work to identify the impact of CLASP within the 
Wave 1 estate.  This work estimated 82% of the wave would be required to be newly built, 
3% would be refurbished and minor works would be undertaken on 15%.  Based on this 
information, NCC instructed Ernst & Young to update the interim FAM for the revised new 
build percentages. 
 
The updated interim FAM set the funding envelope at £118.381 million (capital) and £11.084 
million (ICT capital funding), in January 2008 prices.   The funding increase is driven by the 
increased percentage of new build.  All other assumptions in relation to construction rates 
etc remaining as per the PfS funding guidance.  
 

Additional Funding requirement 
The base additional funding requirement is circa £15 million (capital) in January 2008 prices 
as a result of the requirement to rebuild a significantly higher percentage of the Wave 1 
estate to resolve the CLASP issue.  This figure will need to be finalised following the 
agreement of a further iteration of the base FAM. 
 
In addition the Council assesses that there are CLASP related abnormal issues associated 
with asbestos and drainage which will result in the actual abnormal costs significantly 
exceeding the PfS base allowances (including the provisional £400k per site additional 
abnormals).  Work is currently underway to assess the magnitude of these costs however in 
a recent academy project in Nottinghamshire involving a CLASP building abnormals of £1m 
were agreed with PfS. 
 
7.0  Market Interest 
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The private sector that was once so enthused about the steady and long term business 
opportunities associated with BSF has contracted considerably in the last year; the problem 
of high bidding costs are now compounded by the instability of funders. Bidders are 
considerably more cautious than before.  When considering the County’s project against 
others, potential bidders will consider its relative deliverability, it’s affordability (relative to the 
spec), it’s challenge and the soundness of the Authority’s thinking as well as other factors.  
When considered in this light, it is clear that Notts CC should not be attempting to go to 
market with a standard proportional split between new build and remodel.   
 
 
8.0  General condition issues 
 
Issues with refurbishing CLASP buildings are well documented the prefabricated construction 
methods and the asbestos containing materials contribute to this. Component parts are 
interdependent it is difficult to address a specific condition in isolation. 
  
Generally the heating and lighting systems are inefficient and expensive to run whilst rooms 
overheat in the summer and are cold in the winter. Badly sized teaching rooms, narrow 
staircases, under provision dining and staff areas and generally poor toilet and changing 
facilities impact adversely upon curriculum delivery, student achievement and staff/student 
morale (City of Sunderland – Strategic Business Case 2005) 

      
This approach was one of the main factors in proposing a new build facility for the City of 
Sunderland to meet the BB98 standard. The type of construction of the existing CLASP 
schools made major alterations to create flexible teaching space not cost effective and if 
adopted would be expensive and extremely disruptive to the delivery. 
 
Hackney Community Collage in Shoreditch, London is another good example where a 
CLASP school was demolished as it was unfit for purpose and could not actually be made 
environmentally sustainable, in fact it could not be heated sensibly. The two former 19th 
Century boarding schools on the site could and were be refurbished to very high 
environmental standards. 
 
 
9.0  Environmental sustainability issues 
 
As resources in the world become ever scarcer, the need to reduce both the energy 
consumed and carbon footprint of buildings becomes ever greater. This has been recognised 
by the Government and actioned by the new Energy and Climate Change secretary, Ed 
Milliband, who has adopted Lord Turner's proposals to cut carbon emissions from 60% to 
80% (on 1990 levels) by 2050. 
 
In the comparison chart in Appendix E and based upon preliminary thermal modeling, energy 
consumption per square metre of a refurbished building will remain significantly above that 
for an equivalent new building designed from the start for low energy use. Prior to the 
inclusion of renewable energy technologies, a 50% to 100% increase in annual energy 
consumption/carbon emissions is an appropriate estimate at this stage for a lightweight 
building refurbishment.  
 
It is important to note that the expectations of DCSF in BSF is that Authorities must achieve a 
60% reduction in new schools already and a BREEAM ‘Very Good’ or better rating. 
 
 
10.0  Health and Safety Issues 
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There is a significant amount of hazardous material associated with CLASP buildings. Many 
were built in the 1960's and 1970's when building with asbestos based materials was 
common. There are a number of asbestos containing components included in the CLASP 
system including boarding around steel members, shuttering, packers and panels. In addition 
there is likely to be asbestos in service ducts, pipe lagging, cisterns, duct covers, and floor 
coverings. The CLASP Asbestos handbook in Appendix I details the common areas of 
asbestos in the system. 
 
The costs of removing asbestos in any demolition or refurbishment of the CLASP buildings 
will be high. To begin with a destructive Type 3 asbestos survey is required after occupation 
has ceased, then notice has to be given to HSE before the asbestos is cleared under 
controlled conditions before demolition or refurbishment can commence. This adds 
considerably to costs and time on site. 
  
Any asbestos that remains will have to be treated/encapsulated to a rigorous standard and 
will continue to be a risk and future maintenance item.  
 
With regards to Hard FM costs in future, retained asbestos creates a high risk. 
 
Fuller information could be obtained from commissioning a full Type 3 destructive asbestos 
survey, which can only be undertaken properly prior to demolition (once the building is 
unoccupied) this means costing is difficult. A recent PFI project in Bassetlaw will be a good 
guide to these costs.  
 
The Authority has an Asbestos Register (Type 2 survey) as part of the Assest Management 
database, in addition paper copies of the surveys are distributed to the schools. 
 
 
11.0  Pitch Fibre Drainage 
 
Because the intention of CLASP was to achieve integrity of structure through flexibility, pitch 
fibre drainage systems were used as psrt of the CLASP system these are designed to flex 
with the buildings.  Over time many of these drains have now deformed, collapsed or become 
blocked (eg root penetration).  It is not feasible to reline pitch fibre generally due to the 
deformation. In addition the weight of soil is still present in the ground and therefore the 
instrument that re-opens the pipe bore is useless. This usually leads to the drainage pipes 
having to be dug out and replaced, often by hand in confined spaces, which is expensive.  
 
Where drainage is under the building this can lead to further complications and increased 
costs due to access. It will be more economic in these circumstances to abandon the 
collapsed drainage runs and install new.  In best case scenarios, the drainage is located 
around the perimeter of the buildings. This may impact upon the use of rooms throughout the 
ground floor of the 'new' school. Any drainage occurring deep within the floor-plate as is 
known to be the case in some buildings will be very difficult to rectify with associated surveys 
and works costs.  It should reasonably assumed that the drains are not laid in straight runs 
making their removal from under the floorplate without breaking it up extremely difficult.  The 
same costs are not associated with a new build scenario as the ground can be cleared and 
new pipe-work installed. 
 
 
12.0 Achieving Accessibility  
 
CLASP buildings have a number of inherent accessibility issues, the most visible of which is 
the distance between fixed columns, which inhibits the extent to which satisfactory circulation 
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space can be achieved. Internal columns are often concealed in internal walls.  As the 
columns cannot be easily moved without affecting basic structural integrity, improving these 
issues to a satisfactory standard is generally not feasible.   
 
However a number of other factors also cause difficulties for people who have sensory or 
specific learning difficulties:  

 The internal layout is not logical making independent navigation difficult for visually 
impaired people.   

 Acoustic and thermal insulation is poor and cannot be easily rectified.  Poor acoustics is 
difficult for visually impaired people and for people with Autistic Spectrum Disorder (ASD) 
to manage as it is for deaf and hard of hearing people.  For the former group, who rely 
more heavily on their hearing, access to information is reduced, for the latter, 
concentration is badly affected.   

 A much less obvious difficultly but one with potentially very serious consequences is the 
paucity of ventilation and lack of ability to control room temperature.  This can cause 
significant medical problems for people with a wide range of impairments, particularly 
those with locomotive impairments whose own blood circulation is poor. 

 
 
13.0  Conclusion 
 
The arguments against re using CLASP within this report are compelling and inter-dependent 
arguments.  Nottinghamshire is not unique in arriving at a robust critical judgement that 
further unsatisfactory and short term building outcomes should be avoided by demolishing the 
CLASP stock and building instead schools which are fit for purpose, flexible and inheritable 
by several generations of future learners. Where Nottinghamshire is unique is in its proportion 
of CLASP buildings and the scale of the funding gap that this presents. 
 
Early support from PfS in dealing with the CLASP issue is essential in order to ensure the 
timely progress of the BSF programme in Nottinghamshire. 
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Appendix A Garibaldi School; a worked example 
 

A.1.0 Garibaldi Community School 
 
 
Garibaldi has an advanced Transformational Vision for C21st Learning and was in part 
selected for this worked example because it is relatively straightforward to demonstrate the 
impact of the learning agenda on a real CLASP building.  The buildings consist of three 
marks of the Clasp System. – Marks 3, 4 and 5 – see figure below.   This is not untypical of 
the remainder of the secondary estate.    The generic differences between Marks of CLASP 
are provided in Appendix B of this report but for the purposes of the analysis a single Mark 5 
block was used to test the technical and educational challenges against. 
 

Building 12

Building 4

Building 6

Building 3 -
LB Brick Trad

Building 8 - 
Steel Frame Trad

Building 4 -
Clasp Mk 4b

Building 10 -
LB Brick Trad

Building 9 -
LB Brick Trad

Building 70 - 
Clasp Mk 5

Building 5 -
Clasp Mk 3

Building 13
LB Brick Tr

Building 7 -
Prefabricate

Building 11 - 
LB Brick Trad

Mk 
4b

Mk 5

Mk3

Mk 3

Mk 5

Mk 3 

 
 
Information available with which to carry out the modelling included the following: 
• original floor plans (see next page Figure 1) 
• original steelwork plans(see next page Figure 2) 
• original cladding (elevation drawings available) 
• original partition layouts (see next page) 
• Photographic survey of condition and suitability  
• School Vision as a result of consultation with a wide range of stakeholders. (See 

following pages – Fig 3), along with development to plan 
 
The resulting scheme was costed and compared with current cost standards for new 
buildings of a similar size. This comprises an assumption within the appraisal of cost 
appraisal of upgrading to current standards to an agreed specification. 
 
The existing stock has reached the end of its useful life, the majority of windows, roofs and 
external skin do not comply with present day regulations, and allow the building to overheat in 
summer or conversely be to cold in winter. Energy costs are high in CLASP buildings. The 
Partitions are not generally full height and do not comply with BB93 noise requirements, they 
are also configured incorrectly. There are a number of leaking roofs, many of the drains have 
collapsed and the heating units (which are generally fan assisted and noisy) are near the end 
of their life, the electrical and ICT wiring will be insufficient for present day use. Much of the 
drainage is pitch fibre and has deformed, so drain blockages are common. 
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Fig 1: Plan of Garibaldi school with partitions shown, most are removable but conceal 
columns and bracing (see below) 
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Fig 2: Plan of CLASP blocks with steel only - roof steel omitted for clarity. This shows the 
obstructions existing when partitions are removed, making it virtually impossible to provide 
modern flexible spaces (or indeed any rooms complying with BB98) which is required in a 
transformational vision. 
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The Transformation Agenda at Garibaldi 
 
Commentary on general suitability issues  
The Garibaldi Community School is located on a large site on a hillside facing a former 
colliery.  The arrangement of buildings appears to have evolved without a Master-plan in 
response to increased demand for places and clearly without reference to a C21 learning 
agenda. This has resulted in a muddled site arrangement with difficult and in some cases 
counter-intuitive links between buildings.  There are a number of basic suitability issues 
which are created by both the fixed column width of the construction method which dictate 
the arrangement of interior partition walls.  This impacts on formal circulation routes which 
are very narrow indeed in places (reducing to a width to approximatly 900mm in places) and 
inhibit movement within learning spaces, creating pinch points and narrow corridors 
throughout the buildings.   A significant percentage of classroom spaces are undersize, even 
assuming that learning in the future will follow the current convention of grouping students in 
30s all facing a teacher; their general rigidity and sometimes awkward proportions have such 
a fundamental affect on movement, safety and enjoyment that they will make delivery of a 
curriculum based on acquiring core competencies and a flexible learning agenda impossible.    
 
In addition to issues related to movement, there is a consistent paucity in the level of 
acoustic separation between classrooms, air quality and gross levels of heat gain and glare.  
In part this has been created by positioning windows on the south facing façade. The 
combined effect of the three factors is that over 70% of the classes need permanently drawn 
blinds to reduce glare and heat (though the latter cannot be reduced by very much with this 
measure alone) and staff are forced to choose between opening windows to let fresh air into 
the building and causing increased noise from students moving around the site.  Reducing 
the negative impact of these factors even within a substantial remodelling programme may 
well involve changes to the external fabric and it is doubtful that this could be done with 
CLASP buildings without also impacting upon structural integrity.  As the use of ICT 
increases, there will be an increased need to permanently use curtains or blinds in almost all 
classrooms.   
 
Even when measured in relation to C20 learning arrangements, these buildings are gloomy, 
cramped, and are almost certainly unhealthy to work in for any lengthy of time due to the 
quality of air and transfer of sound between partition walls.  We would suggest that these 
severely limit the schools ability to successfully promote either a Healthy Schools agenda or 
the five outcomes of Every Child Matters. 
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The Diagram shows the existing uses of the school all except the ringed areas are 
undersized when compared to the current BB98 areas, so the CLASP block even with a non 
transformational vision would be almost impossible to remodel successfully 
 
 
The choice of Garibaldi as a worked example of suitability / CLASP issues 
Within Tranche 1 schools in Nottinghamshire CC’s BSF Project, Garibaldi School is well 
advanced in its development of a Vision for transformation.  The schools educational 
aspirations are well articulated and cohesive and the leadership team is on its way to 
implementing some of the key changes to school organisation, pedagogical approach and 
curriculum that are required to realise their aspirations.  A number of interrelated key 
principles underpin the vision and these inform the design approach that will be required.  
The following articulates the principles and outlines the design challenges that they create: 
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Five learning hubs 
The school wants to organise the school in five learning groups, each in its own 
hub.  Each hub will accommodate approximately a fifth of the total student 
population.  The groups will be arranged vertically so that all age ranges are equally 
represented in each.  This supports a pastoral approach founded on peer mentoring 
and promoting highly flexible ‘stage not age’ learning.   
 
Design challenges 
The site and layout will need to provide accommodation in five separate main ‘hubs’ 
though these need not be five separate blocks.  The hubs will each be designed 
similarly so that parity of experience is assured.  One of the five hubs may also 
need to accommodate specialist teaching facilities, for example science laboratories 
and sports areas and so whilst the gross internal main teaching in each hub will be 
equal in size to the others, the fifth hub is also likely to need to have additional but 
separate space for this purpose.  The hubs should be arranged around central 
shared space for dining, coming together and multi agency facilities.  Ideally each 
hub will have its own discreet smaller informal dining area. 
 
Will the current CLASP construction deliver this? 
The layout of the site is muddled and incoherent.  The relationship between 
buildings is poor and it is not feasible to retain the existing buildings and achieve 
five equal hub areas in close proximity to each other within the current arrangement. 
Given that this issue is not solely CLASP related, one cost saving approach to 
achieving this vision would be to retain some blocks and rebuild others.  However, 
the likely effect of this would be to create a dramatic difference in the functionality of 
space amongst hubs, severely disadvantaging some students for their entire school 
career.  As this would be intolerable to the school (as counter to their core 
philosophy), the vision for school organisation, vertical learning groups and stage 
not age learning may well unravel over time under these conditions. 

 
 
Year 7 arrangements 
Within each hub a group of year 7 students will receive a higher level of pastoral 
support and work mostly with each other, although the age division may not be 
strictly limited to year 7 students.  This gives the school an ability to develop core 
skills as well as an ability to truly understand each student’s talents and personal 
need for wrap around support to achieve their potential. 
 
Design Challenges 
The hubs must each have an area, probably located in close proximity to a central 
shared hub which can be naturally organised for year 7 (and sometimes slightly 
older students) to work together as a distinct group.  In this way, when appropriate, 
these younger students can easily mix just each other, with their own age group 
from other hubs or older students from within their own hub.  If well designed, the 
year 7 parts of the hubs could be located on the site to provide easy access to 
feeder primary schools and thus improve opportunities to managed transition. 
 
Will the current CLASP construction deliver this? 
No.  The layout of internal space is incoherent and the ability to facilitate the 
delivery of the breadth of curriculum in any one area on site is almost nil; to deliver 
this approach in five equivalent areas for year 7 would be impossible.  Substantial 
remodelling of interiors throughout the school is highly unlikely to deliver the 
required results.  Certainly the ability to group younger students in 5 separate areas 
in close proximity to each other is not possible within the current buildings. 
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Personalised approach 
Learning will focus on the development of core competencies.  For the remainder of 
the school, learning groups will be arranged to promote a highly diverse 
pedagogical approach design to facilitate the development of skills rather than 
knowledge.  With personalised plans and a media rich infrastructure each student 
will be able to learn to direct their own learning at their own pace and will be 
empowered to engage with learning as best suits them.  Within each hub, learning 
may be facilitated in small, larger or very large groups as the learning need dictates 
and the school will be able to easily change it’s delivery to adapt to student needs.  
 
Design Challenges 
The internal arrangement of the hub must facilitate a very wide and flexible range of 
learning areas.  No space should be wasted and learners should be able to more 
freely within the space.  Variety in the feel and function of spaces within each hub is 
essential and ample opportunity for natural social interaction must be provided.  The 
whole school should facilitate the active and innovative use of ICT in a wide range 
of media.  Each hub should have its own learning resource area. Some learning 
spaces should designed for quiet activity or reflection whilst others should stimulate 
more lively interaction.  Acoustic separation between spaces within the hubs is vital 
to enable effectiveness in this approach. 
 
Will the current CLASP construction deliver this? 
No.  The arrangement of fixed columns will inhibit movement and flexible learning 
arrangements will not be possible.  Acoustic and thermal insulation is consistently 
poor throughout the existing buildings and it would be both costly and technically 
very difficult to make the dramatic improvements required within the existing 
structure so the ability for groups of a range of sizes working in different ways but 
still achieving effective concentration or engagement is severely limited.  Movement 
between spaces could not easily be made fluid or intuitive as the structural 
components dictate the size and layout of circulation routes.    
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Inclusion 
Garibaldi recognises that the foundations of a culture of inclusion and equality 
embrace and respond to difference and diversity amongst learners as opposed to 
sameness. Each of the five groups will also accommodate a number of students 
with SEN or disabilities.  For Garibaldi, inclusion means removing all barriers to 
participation in mainstream activities or opportunities. The school has a long history 
of inclusion; approximately 20% of the current role is made up of young people with 
disabilities and SEN.  This proportion is likely to remain stable through BSF.  The 
vision is that these young people will have the choice to work within a well 
resourced and specially designed ‘safe haven’ in each of the groups and as agreed 
within personal learning plans, participate in those mainstream curriculum and 
social opportunities to a greater or lesser extent.  Having access to both 
arrangements is vital in responding to diverse learning and support needs and the 
unique impact of disability on individual learners. 
 
In addition, the school’s vision is to maximise the opportunities for long term 
improvements in behaviour amongst those students who have difficulties in this 
respect.  Rather than utilise a shared off-site resource for exclusion, they want to 
incorporate a small facility on site to accommodate these young people for the 
duration of their exclusion (have I got this right?) 
 
Design Challenges 
A discreet specialist area needs to be provided in each hub for learners with SEN 
and disabilities.  This area is needs to feel as if it is simply one distinct area, 
designed differently to others but reflecting an overall design approach which 
provides spaces of different size, quality and shape.  It is must not be disconnected 
from the overall hub.  As a high proportion of the young people with SEN are on the 
Autistic Spectrum, the specialist spaces should provide specialist learning areas 
such as distraction free space and small safe group areas to develop social and 
teamwork skills.   
 

 
 
The whole school needs to have a standard of accessibility which is much higher 
than minimum access standards to enable young people to move freely around it.  
Specialist multi agency staff will work with the whole school and will be located 
together; it is not envisaged that each hub will accommodate its own mini team. 
 
The exclusion facility should be separate to the main school but located on site.  A 
small amount of associated recreational space will be required.   
 
Will the current CLASP construction facilitate this? 
No.  The current school buildings have extremely poor accessibility throughout.  The 
layout is disjointed and routes between buildings problematic with sharp inclines, 
badly executed level changes and much longer accessible travel routes.  These 
issues are unrelated to CLASP and are common on sites located on hills, particular 
when building stock has been added at different times without a Master-plan.  One 
of the most significant access issues is the rigidity of the layout existing structural 
columns.  The distance between columns is significantly less in many areas than is 
required to provide sufficient circulation width and in some it is grossly under the 
required width.  Because of the way the existing partitions have been arranged, the 
only accessible route to some classes is by through other (generally occupied) 
classrooms.  A different arrangement of partitions might create a result but the 
results are still unlikely to meet the current minimum national access standards. 
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Lighting, thermal and acoustic controls also create significant and separate access 
issues. These are discussed in a separate report on accessibility. 

 
 

 
Community participation 
The school has a good relationship with some members of the community who use 
some facilities and learning opportunities.  The school recognises that building a 
genuine relationship with local secondary schools can be hard for many parents and 
community members but nevertheless want to build a strong partnership with 
parents and the local community by becoming the ‘Centre of Learning in the 
Community’ offering services and facilities to them in a way that has relevance and 
meaning for them.  The school feels it essential to be able to control access to 
protect the personal security of learners and staff on the site but to balance this with 
a welcoming atmosphere which builds confidence to increase use of the facilities.   
 
Design challenges 
The community should come onto site through their own entrance and use facilities 
which can be safely separated from the remainder of the school as required.  Sports 
facilities are the most commonly used facilities and if these were located next to an 
internet café in close proximity to the community entrance, it is hoped that they 
would create sufficient comfort with being on site for individuals to venture further 
into learning opportunities and services. 
 
Will the current CLASP construction facilitate this? 
Yes.  The current site arrangement and location of entrances are related to but not 
created by CLASP, so whilst the current situation is not ideal, it is not the CLASP 
construction that is preventing usage in isolation.  It is highly likely that the general 
condition and appearance of the CLASP stock has a deterring effect on potential 
new building users. 
 

 
. 
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Practical issues initial ideas on brief: 
• Possibly 5 hubs of 200 each 
• Flexibility – variety of spaces not moveable walls 
.g.: 100 lecture, messy or demo area, drama / teaching 
pace, group areas, IT etc in each hub – but flexible can 

mean drama convertible to practical etc – don’t envisage any 
ormal classrooms, specialist rooms integrated into each 
ub, ICT can be used to teach many subjects more 

nteractively. 
• Learning resources – based in each hub or ICT 
• Dining may be smaller, with more café like system, as 

blocks can have a longer window for lunch – but shorter 
breaks (ie 4 or 5 x 30 min breaks – so space would be 
needed for 200 or 250 but each child only has 30 mins) 

• Security on site an issue should be passively designed in 
• May not need common break (if social space integrated 

into hub) – at present site so compact it is noisy at breaks 
– so all school needs common break time, and due to 
space problems many students go off site at lunch. This 
could be resolved to give more educational flexibility in a 
new design. 

• Bus parking & turning needed – for transfer to rest of 
Mansfield Learning Partnership 

• Easy secure access to sports hall needed out of hours 

Parts of vision to resolve: 
• KS4 and tying in with GCSE (at present(), it is felt the subject teaching required for this can be 

slotted in the blocks 
• 6th form – want to integrate, but need some differentiation to keep 6th formers at school 
• Student support – some children can  not be taught in large groups, and specialist input will be 

needed 
• Working in music & arts 
 

ICT 
•Rigor needed to allow external access 
•Virtual Learning Environment (VLE) 
•See nearly all work ending up on line 
accessible from home or any part of school 
 

Way Forward: work out function of each ‘space’ in hub, ie how school sees learning taking 
place, this can be by scenarios, or defining functionality of each space – we (DE/JH) can then talk 
about sizes etc, and challenge / talk through as necessary 

Workforce re-modelling 
• Focus on learning, training 
• Experts (non teachers?) may lead some 

sessions 
• Support staff play greater role 
• Take a number of years to get there (5?) 

Vocational – building on Mansfield Learning Partnership 
• Not all on this site – will offer some facilities within partnership – e.g. ICT 
• Common KS4 & 5 across Learning Partnership 
• Use Training Partners to deliver (e.g. West Notts College) 
• Have other students from other schools in and send students out as appropriate,  
• Use ICT to allow cross school teaching & tutoring (i.e. video conferencing) 
• Much of this has commenced in Mansfield Learning Partnership – the intention of all 

schools is to build on this 

Notes taken at meeting with Elaine Huckerby, ChrisJames, Jon Hawketts, David Eberlin 26/9/08 
11am 
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will lead to more accurate thoughts
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Initial workings of Vision 
 

A possible layout to achieve the Transformational Teaching Vision the key area is ability to 
seat all 200 pupils in each work stream at the start of the session, to work effectively this 
space is required in each hub, a two storey solution would reduce floor plan required. The 
hub areas were arrived at by taking out non teaching space and dividing by six (i.e. allowing 
for art/specialist hub to be double size) 
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The above diagrams illustrate a possible solution for the hubs, based on 1000 sq m per hub 
this was drawn up to see how viable it was to include this is a CLASP building, a two storey 
version has similar problems, the existing estate only has a small two storey block. 
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Diagram showing the size of the hubs adjacent to existing buildings, the red squares showing 
the minimum clear space required to seat 200, only the main hall being suitable due to 
columns obstructing views, the larger areas are the ideal hub design illustrated above. 
 
 
Problems of remodelling CLASP in this scenario: 
 
a) Ceiling Height (2.4m not compatible with lecture theatre) 
b) Columns interfering with layouts and visibility to an unacceptable level. 
c)   The single storey solution increases use of site area. Due to configuration of the existing 

buildings and numbers of buildings on site there will inevitably be a significant area of 
unusable space (from experience past PFI project feasibilities we estimate this at 10%) 
meaning to meet BB98 an additional area of refurbishment will be required 

 
 
Accessibility issues in CLASP construction (as typified at Garibaldi Community 
School 
 
 
Background 
Garibaldi has been used to test some of the concerns about County wide issues related to 
CLASP construction that concern condition, suitability and accessibility. One of the main 
reasons for its selection is that the school typifies other schools within Tranche 1 in that  
 
 The buildings stock derives from more than one Mark of CLASP 
 The site has evolved over time in response to rising demand 
 The school is situated on a steep slope facing countryside views on one side and a local 

community housing development on another.  
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The school was also selected because it is so clear and confident about what national and 
county-wide learning transformation themes will mean to future learning in their school and 
have already begun their journey towards achieving this future state. The Garibaldi 
Community School has an ambitious vision for transformation.  Personalisation of learning, 
flexibility, inclusion and ICT are all inherent in Garibaldi’s vision.    
 
This paper provides a high level analysis of the inherent accessibility problems of CLASP 
construction within the school which are mirrored elsewhere within Tranche 1 and other 
schools.  It also sets out those accessibility problems which need to be addressed as a high 
priority within the BSF project and which collectively and individually compound the 
inaccessibility of CLASP buildings. 
 
General  
The CLASP construction method predates the current culture of accessibility and inclusion 
which is driven by national policy, is underpinned by legislative imperatives and is 
exemplified by NCC’s own successful policy direction on Inclusion which BSF will help 
promote. Inevitably it falls well below national minimum standards for access. 
 
Garibaldi Policy and Vision 
Approximately 20% of the current student intake at Garibaldi has ‘Special Educational 
Needs’ or disabilities.  Anecdotal evidence shows that the school has developed a reputation 
locally for having a culture, and a pedagogical / pastoral approach which are inclusively 
designed rather than premises that are accessible.  The number of students who use 
wheelchairs is relatively low and although this balance is not expected to change 
dramatically through BSF, it is important to note that the school has a cohort of students with 
Autistic Spectrum Disorder and a significant number of students in addition to these two 
groups who have a much wider range of sensory and mobility impairments in addition to 
specific or general learning difficulties. 
 
The school wants to continue to provide an inclusive learning culture through BSF for a wide 
range of students.  It sees students, regardless of their impairment having an entitlement to 
engage with the mainstream learning culture wherever possible and as is appropriate for the 
personalised learning plan of each.  The vision is for a school arranged in five clusters or 
hubs, each of which provides a specialist ‘safe haven’ for students with SEN within the main 
hub so that each student can have a tailored plan allowing them to engage or retreat as suits 
their needs.  
  
Distance between columns 
The CLASP blocks use a structural system of internal steel columns.  These are not 
uniformly positioned at a distance apart throughout blocks in a way which allows easy 
circulation between them by wheelchair users or people using other mobility aids in any 
block.  In relatively open-plan areas the columns are potential hazards to visually impaired 
students  
 
Associated problems have arisen as internal partition walls have been constructed which in 
some areas maximises learning space with a detrimental effect on circulation width; in other 
areas, the opposite situation exists.  The effect is that in most areas, where students can 
move easily within main circulation space, the adjacent learning spaces are cramped and 
moving around them once inside the classrooms will be impossible for many.  It is also 
important to note that wider circulation space is used for breakout space so travel through 
the space may be intimidating if not difficult for students with disabilities even during 
scheduled lessons where corridors would otherwise be relatively free. 
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Door-sets are constructed to the maximum corridor width for a single side hung door with a 
manual door handle.  These are typically well below minimum standards and do not have the 
associated circulation space either side of them allowing them to be used independently by a 
wheelchair user. 
  
Incoherent travel routes are a common feature throughout the school.  As the CLASP 
buildings have been subdivided with participation walls around the columns to create 
learning areas and rooms, the net effect on circulation is that sharp and tight intersections in 
corridors have been created making movement around blocks difficult particularly at break 
times where students are moving around the site en masse.  This is extremely difficult for 
anyone with locomotive, navigation or balance problems to negotiate. 
 
The partition walls have been constructed to create classrooms which correspond to a 
conventional pedagogy; most spaces appear to have been designed to accommodate 
groups of 30 orientated to face a teacher at the front of the class but many of these are still 
under sized and some are only accessible by walking through other (occupied) classrooms.  
 
The rigidity of the size, orientation and quality of light in classrooms creates a number of 
accessibility issues.  It is difficult to accommodate a learner with a locomotive impairment in 
mainstream classes, in part because of the additional turning and static space required and 
because they are forced to orientate themselves in ways which may not be suitable.   For 
learners with sensory and some learning difficulties, navigating the internal space will be 
problematic.   
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Heat light and ventilation 
Windows have been positioned perhaps to capitalise on the very beautiful views to the South 
of the site.  Since the South facades also suffer from an extreme problem of solar gain and 
glare for large parts of the year, approximately 70% of the learning spaces require drawn 
blinds for most of the year any light gain or views of the countryside have been lost.   
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People who have locomotive impairments commonly also have associated blood circulation 
problems and the schools inability to control solar gain may in some cases impact very 
seriously on their health as with some impairments, the body can have much greater difficulty 
regulating itself.  Lack of natural ventilation will have a similar detrimental effect. 
 
Acoustics 
The consistently poor ventilation creates stuffy environments with poor air quality.  To 
improve air quality, staff are forced to open windows.  This compounds the issue of already 
very poor acoustics which a consistent problem throughout the CLASP blocks.  The layout 
creates chaotic circulation and noise from large numbers of passing students during the day 
coupled with the need to use wider corridors for breakout space adds to the problem of 
consistently high levels of acoustic transfer between partition walls.  This makes participation 
very difficult not only for students who have a hearing impairment but also for those with a 
visual impairment as these students are more reliant on their hearing to receive information.  
Concentration levels amongst students who have ASD and who need to be distraction free 
for at least parts of the day are likely to be badly affected by chaotic background noise.   
 
Personal safety 
Students with ASD commonly have a low sense of danger both to themselves and others. 
This frequently manifests itself in lack of empathy with others and rather than exhibiting 
aggressive behaviour, they sometimes do not notice when their own behaviour causes harm 
or risk to others. There are a wide range of hazards both within the site and the CLASP 
blocks, including unexpected changes in width in corridors and level, pinch points and 
cramped areas which may cause panic, crush or exacerbate tension for ASD students with 
associated additional behaviour management issues.   
 
People with sensory impairments may also experience additional risk to their safety through 
inability to orientate themselves within the complexity of the internal layout and changing 
direction in corridors.  The rigid column structure can cause collision hazards in open plan 
spaces and this may be compounded by significant levels of glare within CLASP buildings 
which can cause temporary loss of vision and disorientation making it more likely for people 
with visual impairments to bump into things that they might otherwise not.  Although it does 
strictly relate to CLASP construction, the layout of the site is such that the kitchens are 
located centrally and delivery vehicles have to drive through the open play area between 
buildings to delivery food to the kitchens.  This is a potential hazard for all students and has 
to be well managed by the school but it is particularly dangerous for students with low vision, 
those with ASD who are not always sensitised to danger and hearing impaired people who 
cannot hear vehicular movement. 
 
Dignity 
Although there are accessible toilets throughout the site situated at minimum distances apart, 
the muddled layout means that accessing this is not always a straightforward exercise, 
sometimes involving travelling through occupied classrooms to reach them.  On one 
occasion recently, we understand that a disabled student could not get out of a building fast 
enough to use the toilet and had an accident in the presence of her fellow students.  This is 
clearly completely unacceptable. 
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Site constraints 
 
Below is the Adjacencies diagram showing an ideal adjacencies, the site constraints and 
spread out nature of the existing layout will severely inhibit a solution like this 
 
 

 
 
 
 
Summary 
Nottinghamshire County Council recognises that the distinctive school organisation element 
of Garibaldi’s vision, that is to say to use five main equal size vertical and independent 
groupings is unlikely to be replicated in each secondary school vision.  Nevertheless, even 
without the five hubs, significant aspects of the design criteria and challenges which will be 
consistent themes cannot be adequately met with a remodelling of CLASP buildings. 
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Appendix B - Differences between CLASP marks 
 
ELEMENT Mark 3 Mark 4 Mark 5 
Basic system    
Dimensions Imperial Imperial Metric 
Module 3' 4" 3' 900mm 
   Eliminate combustible 

materials 
Asbestos    
Substructure Flat slab with base 

pins grouted into slab 
Flat slab with base 
pads set into insitu 
slab 

Flat slab with base 
pins grouted into 
diamond drilled holes 

 Precast plinth unit Precast up stand and 
paving slab to form 
sloping plinth detail 

CHECK 

Frame Pin-jointed Pin-jointed Pin-jointed 
Alteration / repair costs 
of frame 

Repairs to frame likely 
to be more costly - 
imperial members 

Repairs to frame likely 
to be more costly - 
imperial members 

  

Upper Floors Timber, decking fixed 
to beams and beams 
bolted together to form 
diaphragm. More 
timber deck to replace

Timber decks bolted 
together to form 
diaphragm. More 
timber deck to replace 

Precast concrete 
decks, screeded 
together with bolts to 
form diaphragm. 
Second thickness for 
heavier loadings 

Loadings All same loadings All same loadings Specific areas could 
take increased 
loadings 

Roof Flat roof. Timber 
decks, three layer felt 
and chippings. More 
timber deck to replace

Cambered roof. 
Timber decks, three 
layer felt and 
chippings. More 
timber deck to replace 

Cambered roof. Metal 
decking with 
insulation, covering to 
be to Architect's 
choice. Option of 
pitched roof. 

U values    
Roof    

Walls    
Slab    

Roof drainage  Rwp on external face 
of building 

Rwp in building 
envelope 

Fire barriers Retro fixed Retro fixed Mandolite on clay 
mesh, and also to 
penetrations to barrier

Stairs CHECK WIDTHS   
 Balustrade and 

handrail heights 
Same Same 

External Walls - 
Cladding 

Cladding frames fixed 
to frame 

Precast concrete fixed 
to frame. Cladding 
frames fixed to frame. 
Gaskets between 
panels. 

Brick or concrete 
cladding fixed to 
frame. Timber 
cladding/sheeting 
frames fixed to frame 

External Walls - 
Windows 

Timber frames with 
aluminium openers, 
glazing with beads 

Timber frames with 
aluminium openers, 
glazing with beads 

PVC coated softwood 
frames with aluminium 
openers, gasket 
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glazing 

Internal Walls Paramount partitions Paramount and 
stelvetite partitions 

CHECK 

  Use of gas brackets to 
fix stelvetite studs 

Gas brackets. 
Partition widths 
100mm and 200mm 
option for increased 
insulation - acoustic 
and fire 

Sound insulation 34 db 34/35 db 36 db and 43 db 
    
GENERALLY    
Age Oldest so likely to 

have been up longer - 
but need to check 
records for 
replacements - 
windows, roofing etc 

Less likely to have 
been up for a long 
period - but need to 
check records for 
replacements - 
windows, roofing etc 

Likely to have been up 
for the least time - but 
need to check records 
for replacements - 
windows, roofing etc 

Maintenance Need to study records 
for what's occurred 

  

Condition Effect of vandalism 
and weather as well 
as maintenance 
regime 

  

Main areas Roof water 
penetration 

  

 Retro fitting items   
 Heating deficiencies   
 Electrical goods   
 Window replacements   
 Could study the main 

sites for record of 
projects on AMPS 

  

 
Note: Stelvatite is a trade name for a partition system used extensively in CLASP, it consists 
of a metal self finished covered plasterboard partition which clips together, once altered it is 
almost invariably unusable, it tends to finish approx 100mm above ceiling height, meaning 
there is very little acoustic separation due to flanking.
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Appendix C - Cost model 
 
To test the economic suitability of refurbishing CLASP a study was undertaken using the 
CLASP Mark 5 block at Garibaldi. Quantities were calculated from the original project 
drawings sufficient to fill out a notional estimate using rates derived from the draft 
specification for refurbishment of the block to bring it up to an approximation of current 
building standards. 
Nottinghamshire CC’s partnering Building Control officer, Rushcliffe Borough Council, were 
consulted to come to a general understanding of the scale of refurbishment proposed and the 
acceptable standard required to satisfy Building Regulations. Notes of this meeting appear 
later in this report. 

 
SCOPE OF WORKS AND SPECIFICATION – this needs re-checking following confirmation 
of costs agreed 
 
Refurbishment of CLASP Marks  

  Element Scope of works Specification 

    Element and sub-element quantities 
from selected project 

  

 0 Asbestos Phase 2 of Bassetlaw PFI gives an 
indication of costs.  

Temporary screen area to 
be worked on; temporary 
boarding up of windows to 
deny access to building by 
vandals during asbestos 
removal; survey works to 
identify scope and 
completion checks; removal 
of asbestos. 

 1 Substructure New toilet pods will mean that the 
only work on internal foul drains is to 
seal up ends. However it this stage it 
was felt that this block will not need a 
new WC pod. Fill up internal 
manholes. Stormwater is different - 
may require new external outlets. 
What happens with internal 
courtyard? What happens where 
stormwater travels under building?  

Concrete strip foundations; 
reinforced concrete ground 
floor slab; cavity wall 
construction up to DPC 

    Consider plinth replacement to Mk 3 
and 4. Not the upstand, just the 
sloping plinth detail 

  

    It is not likely that we would have to 
insulate under the slab to attain the 
correct SBEM and U values.  

  

 2A Frame Possible alterations, moving braces 
etc. 

  

 2B Upper Floors Improve Mark 3 as CLASP drawing, 
floor sound insulation matt and 
ceiling buffer. Not sure for Marks 4 
and 5 

Spec? Thickness will this be 
below decking. What about 
capacity of flooring to take 
loads - CLASP had different 
deck spec for library and 
storage areas.  
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2C2 

Roof coverings Strip off roof covering, increase 
insulation to L2 standard, new single 
ply covering (three ply no longer used 
generally) 20 yr guarantee. On Mk 5 
areas use existing metal decking. On 
Mks 3 and 4 which have timber decks 
may need to be inspected for failure 
and replace with new – Building 
Direct agree with David Eberlin’s 
assessment of replacing 30% of deck 
units.  

Flat roof 

    Currently Mark 3 has a U value of 
0.15 btu/sq ft/h/deg f 

  

    Over roof with gentle slope to CLASP 
detail - as done on several projects-  
obtain costings 

  

 
2C3 

Roof drainage Check Aluminium  

  Fire barriers   Allowance for fire barriers  

 2D Patent 
glazing/rooflights 

Add rooflights to vent to the building? Not allowed in 
refurbishment 

 2E Stairs Replace handrails and balustrades, 
consider goings, some areas have 
lobby areas at foot of stairs 
considerably below standard. Are 
they now wide enough? Are all risers 
enclosed? 

  

  Stairs are very possibly too narrow – 
but depends on number of pupils on 
upper floors. 

 

 2F External Walls Tiled/timber elevations - Work from 
the outside, strip off tiles, add new 
breather membrane, 150mm 
insulation, new Trespa (or similar) 
rainscreen. May need to beef up the 
existing framing 

Trespa 

    Allow for replacing 100% of panels to 
give vision look. May need to adjust 
locations (bracing permitting) to 
maximise daylighting and venting. 
Spalling of concrete may be a future 
problem - should we meet it now? 

Replacement of all concrete 
panels. Any expansion 
joints throughout the 
building? 

  Other option for concrete elevations - 
check for risk of condensation. Work 
from the inside - add 150mm 
insulation and reline internally. 

 

 2G External Doors & 
Windows 

Replace all. But re-elevate with hole 
in wall rather than storey height or 
bank runs of glazing. Use percentage 
of new glazing as per the model new 
building. Modern windows with 
venting 

Aluminium, double glazed 
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    To achieve air-tightness the inner 
face of the external wall would have 
to be sealed - partitions the full face - 
including the voids (roof and upper 
floor) with sealing to edges of the 
structure (roof and floor decks). 
Building Regulations advice was that 
it is not needed. 

  

 2H Internal Walls & 
Partitions 

Can stelvetite be improved to BB93? 
Take partitions up to ceiling and seal 
to BB93. Assuming stelvetite can't be 
improved then remove 100% and 
replace with new, which is what was 
taken. Or overboard and take up to 
structure (ceilings will be removed in 
any case, but spec with be different - 
does one layer each side comply?) 
will need extension to the studding as 
normally on gas brackets to structure, 
no existing framing in voids. 

Plasterboard and studding 

 2J Internal screens Replace with new Not applicable 

 2H Internal Doors Take of all, some may be reusable, 
trims etc unlikely, ironmongery not 
reusable, have to be to BB93. 

Non & Half hour fire rated 
standard doors; painted 
finish 

 3A Wall Finishes Redecorate throughout - all new 
linings anyway. 

Emulsion; Tile splashbacks 

 3B Floor Finishes Take up, prepare, lay new Screed, carpet or vinyl 

 3C Ceiling Finishes Take up including grid, insulation as 
necessary, new grid/frame and new 
ceiling tiles/boarding 

Plasterboard or Suspended 
grid & tile  

 4 Furniture Existing removed by school ? Take 
for all new 

Kitchen equipment, Fixed 
Classroom furniture, 
Pinboards, Shelving  

 5A Sanitary 
Appliances 

Remove all new as new pods being 
built, grub up pipes and cap off 
effectively. Remove all fittings, pipes, 
ducts, WC partitions, pipe trunking 
etc 

Standard Twyfords or 
similar 

 5B Services 
Equipment 

    

 5C Disposal 
Installations 

    

 5D Water 
Installations 

Strip out all existing, install all new 
pipework and fittings 

Included in 5F 

 5E Heat Source Check boilers. If installing new wood 
chip then need additional storage 
space for fuel. 

Included in 5F 

 5F Mechanical 
Installations 

New radiators and pipe runs as 
wrong position, noisy and don't 
comply with BB93. Likelihood of 
reusing pipework ? Very remote. 

Mechanical installation; 
Water, Heating, Ventilation 

    Install sprinklers. Storage tank is part 
of site works and excluded from the 
costings. Will existing floor decking 
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take new system? 

 5G Ventilating 
Systems 

To comply with SBEM, probably need 
limited A/C to small spaces – nothing 
taken in costings. On Bowbridge no 
A/C because they have ventilated 
rooflights and atrium. It is likely that a 
large amount of mechanical 
ventilation would be needed. 

Included in 5F 

 5H Electrical 
Installations 

Re wire. May need new services. 
New fittings as all ceiling being 
removed, would you reinstall old 
fittings? 

Power, Lighting, Security 

 5J Lift Installation The building has a passenger lift, will 
need to bring up to current standards.

  

 5N Builders Work   Agreed at 7.5% of Services 
cost 

 6A Siteworks If we mess up the NOF pitch and 
changing - do we have to pay back 
any of the NOF funding? Fuel 
storage, sprinkler tank. No costs 
included in this present study 

Covered play; hard/soft 
play; fencing; store; 
landscaping, fuel storage, 
sprinkler tank. 

  Site Access     

 6B Drainage Option - new pods for toilets (which 
means additional areas of new build 
as part of the refurbishment, at 
enhanced rate of say £2,500/m2). On 
this study all WCs moved to 
perimeter of building, no new pods 
required.  

  

    New manholes and last collecting 
manholes. Query of will the 
gradients, levels permit? Some are 
very flat. Excluded from this study 

  

 6C External 
Services 

Water for sprinklers. Check if 
updating is required? 

Extensions to existing 
services 

  Preliminaries   Agreed at 20% (plus 
additional 1% for 
planning/building regulation 
fees) 

  Contingencies   Agreed at 7.5% 
(Contingencies 5% design 
and price risk 2.5%) 

 
Assumptions 
 
Apart from making assumptions, which in general appear above, there were other 
considerations which could not be incorporated into this initial study due to the need for a 
proposed refurbishment layout on the original footprint. 
Staircase widths, corridors layout and width, room layout (partitioning, doors etc) fenestration 
(only the roughest estimate was made about reduced window area and increased cladding 
area to reflect current building designs. 
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These assumptions affect costs and clearly without a full design including surveys and an 
Option Appraisal study combining all stakeholders, any Value for Money assessment would 
be incomplete. 
 
Further comments on Life Cycle Costs are included below. The matters include efficiency of 
design, provision of useable space (on this footprint) compared with a  new building of similar 
GFA.  Incidence of columns within rooms, revised patterns of corridors and widths, safety 
issues, fire exiting (it has been noted that the existing staircases are too narrow to meet 
current standards and may have to be removed with new staircases inserted. This all 
depends upon numbers of pupils on the upper floor which can only be determined once a 
layout has been proposed. 
 
No attempt has been made as yet to estimate costs for a proposed layout. All previous 
assumptions would be reviewed following the issue of a proposed layout. This would follow 
as part of the Further Studies element. 
 
 
Building Regulations 
see separate Appendix G. 
 
Condition of buildings diagram below shows overview after discussions with Condition Survey 
team. It helps with condition but not suitability. 
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Generally the shell and internals are at the end of their useful life. 
 

Figure 1 (left): Concrete cladding stained, and some 
spalling occurring, has a limited life, and is poor on air 
leakage and L2, could be over clad or replaced. 
Windows are generally single glazed with under panels 
which do not comply with Part L2 (Building Regs) or 
BB93 noise reduction. They also cause glare and 
contribute to overheating/ being to cold in winter in a 
large majority of rooms. 
 
 
Figure 2 (right) 
unsuitable fixed 
furniture, all is 
1960s or at best 
1970s, and 
requires 
replacement. 

 
 
 

Figure 3: Light fittings cause glare and 
roof leaks evident, roof insulation will 
not comply with Part L2 and contributes 
to overheating and high energy use. 
Also shows leaking roofs. 

Figure 4 (right): drainage under building, generally 
pitch fibre, which is generally deformed and blocks 
easily, or has split, it is not practical to reline pipes 

as they are out of shape (generally a CCTV 
camera can not get down, so survey is not 

possible)  
 
 
 
 
 
 
 
 
 

 

Last printed 21/11/2008 8:57 AM  Page 38  



Issues of Using CLASP to transform learning – Nottinghamshire County Council 
 
 

Estimates 
Refurbishment estimates for the CLASP Mark 5 block of building 1. The building was taken 
off to given elemental and sub-elemental quantities which were used to calculate quantities 
for the refurbishment works as scopes of work and as specified above. 
 
The cost were based on rates derived from the works required, a file of rates being 
established to check the completeness of the rate. 
There were only slight alterations to the Mark 5 estimate to adapt it to reflect refurbishment of  
the other two Marks (3 and 4 – see later). 
 
Cost were not included for FFE, site works,  services, temporary accommodation, residual 
site values, nor fees which would all be determined on a site wide basis rather than an 
individual block basis. 
 
These costs were then compared with the notional cost per m2 for a recent two storey 
building built to current design standards and office design ethos, but with a much reduced 
rate for the roof which was a special feature of that particular building. The comparator 
building also employed the street scene ethos of the whole BSF programme and exemplar 
designs. 
 
The results of this comparison gave the refurbishment of Mark 5 as costing 93% of a new 
build. The other two Marks were slightly more expensive 95% and 96% mainly caused by 
additional work to roofs and plinths. 
 
It is only to be expected that a more detailed study of refurbishment of the particular 
buildings, incorporating all stakeholder comments would produce a different outcome, but at 
this stage without a detailed proposed layout or major change to the assumptions and 
specification this figures appear realistic. 
 
The only other cautionary note concerns the efficiency of any design. These costs are based 
on the same building footprint and GFA and as yet no assessment of inefficient use of space 
can be made as without functional spaces being agreed that analysis is not possible. The 
factors involved are over large rooms, corridor widths, staircase widths etc previously 
mentioned.  
 
Life Cycle Costing 
The estimates were subsequently extended to include Life Cycle Costing (LCC) on 
standardised Option Appraisal spreadsheets assumptions were made for Lifetime Capital 
Costs (replacement periods etc) and Facilities Management Costs are available if required.  
 
Given that the specification of materials for the New Build and Refurbishment schemes are 
nearly identical, there is clearly little room for differences in these costs. Periods of 
replacement and maintenance regimes may be queried, but with the same assumed for both 
options, the figures if varied would result in similar LCC. 
 
The LCC figures would change dramatically if the refurbishment scope and specification was 
reduced and more existing materials were retained. However in that case we would not be 
comparing similar schemes and the value, as opposed to the money, side of the Value for 
Money assessment would have to be done in some detail to reflect the revised 
Refurbishment scheme being designed to a much lower standard. 
 
The costs do not include any allowances for site wide LCC, nor do they reflect any 
inefficiencies as has been mentioned before as this would depend upon completed layout 
sketch designs. 
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DESIGN SERVICES

DETAILED COST ANALYSIS

Name of project Example of recent NCC new build cost

Gross floor area 3,525.00 m2 - new build

Preliminaries shown separately Preliminaries apportioned Percentage

of

Total cost of Cost per m2 Element Element Total cost of Cost per m2 net cost

BCIS ELEMENT element of area unit unit element of area

content rate

BUILDING COST
1 Substructure 360,229 102.19 3,525.00 m2 102.19 437,754 124.19 9.28
 2A Frame 189,756 53.83 3,525.00 m2 53.83 230,593 65.42 4.89
 2B Upper Floors 8,756 2.48 104.00 m2 84.19 10,641 3.02 0.23
 2C Roof 614,333 174.28 4,202.00 m2 146.20 746,543 211.79 15.82
 2D Stairs 0 0.00 0.00 nr 0.00 0 0.00 0.00
 2E External Walls 456,779 129.58 2,199.60 m2 207.66 555,081 157.47 11.76
 2F Windows & External Doors 251,674 71.40 390.00 m2 645.32 305,836 86.76 6.48
 2G Internal Walls & Partitions 245,630 69.68 3,000.00 m2 81.88 298,492 84.68 6.33
 2H Internal Doors/ Windows/Screens 209,532 59.44 510.00 m2 410.85 254,625 72.23 5.40
 3A Wall Finishes 31,139 8.83 5,955.10 m2 5.23 37,840 10.73 0.80
 3B Floor Finishes 159,786 45.33 3,525.00 m2 45.33 194,173 55.08 4.11
 3C Ceiling Finishes 125,962 35.73 3,525.00 m2 35.73 153,070 43.42 3.24
 4 Fittings 208,024 59.01 item 252,793 71.71 5.36
 5A Sanitary Appliances 50,654 14.37 125 nr 405.23 61,556 17.46 1.30
 5B Services Equipment 0 0.00 0 nr 0.00 0 0.00 0.00
 5C Disposal installations 9,286 2.63 125 nr 74.29 11,284 3.20 0.24
 5D Water installations 0 0.00 0 nr 0.00 0 0.00 0.00
 5E Heat Source 0 0.00 13,218.75 m3 0.00 0 0.00 0.00
 5F Mechanical installations 398,465 113.04 16,743.75 m3 23.80 484,219 137.37 10.26
 5G Ventilating Systems 0 0.00 0.00 m3 0.00 0 0.00 0.00
 5H Electrical installations 423,365 120.10 item 514,477 145.95 10.90
 5I Gas installations 0 0.00 0 nr 0.00 0 0.00 0.00
 5J Lift installation 0 0.00 0 nr 0.00 0 0.00 0.00
 5K Protective installations 101,807 28.88 item 123,716 35.10 2.62
 5L Communication installations 0 0.00 item 0 0.00 0.00
 5M Special installations 0 0.00 item 0 0.00 0.00
 5N Builders Work 38,232 10.85 4.14 % 46,460 13.18 0.98

Sub total 3,883,409 1,101.68 4,719,153 1,338.77 100.00

 6 SITE COSTS
 6A Siteworks 837,183 237.50 36,500.00 m2 22.94 1,017,353 288.61
 6B Drainage 267,512 75.89 2,315.00 m 115.56 325,083 92.22
 6C External Services 98,521 27.95 1,310.00 m 75.21 119,723 33.96
 6D Minor Building Works 50,000 14.18 item 60,760 17.24

Sub total 1,253,216 355.52 32.27 % of net cost 1,522,919 432.03

 7 DEMOLITIONS/ALTERATIONS 94,085 26.69 item 114,333 32.43

Sub total 5,230,710 1,483.89

 8 PRELIMINARIES
 8A Preliminaries 776,624 220.32 14.85 % included
 8B Planning/Regulation fees 20,000 5.67 0.38 % included
 8C Contingencies 300,000 85.11 5.74 % included
 8D Pre Construction Costs 29,071 8.25 0.56 % included

TOTAL 6,356,405 1,803.24 6,356,405 1,803.24
           



PROPERTY DIVISION

APPROXIMATE ESTIMATE

Name of project CLASP Mark 3 refurbishment

Gross floor area 1,884.00 m2 

Preliminaries shown separately Preliminaries apportioned Percentage

of

Total cost of Cost per m2 Element Element Total cost of Cost per m2 net cost

BCIS ELEMENT element of area unit unit element of area

content rate

BUILDING COST
 1 Substructure 59,633 31.65 1093 m2 54.56 77,696 41.24 3.21
 2A Frame 13,248 7.03 1884 m2 7.03 17,261 9.16 0.71
 2B Upper Floors 0 0.00 762 m2 0.00 0 0.00 0.00
 2C Roof 164,640 87.39 1116 m2 147.53 214,509 113.86 8.85
 2D Stairs 4,640 2.46 12 nr 386.67 6,045 3.21 0.25
 2E External Walls 156,558 83.10 817 m2 191.63 203,979 108.27 8.41
 2F Windows & External Doors 247,000 131.10 400 m2 617.50 321,816 170.82 13.28
 2G Internal Walls & Partitions 112,380 59.65 1316 m2 85.40 146,420 77.72 6.04
 2H Internal Doors 82,650 43.87 197 m2 419.54 107,685 57.16 4.44
 3A Wall Finishes 32,088 17.03 2674 m2 12.00 41,807 22.19 1.72
 3B Floor Finishes 93,350 49.55 1867 m2 50.00 121,626 64.56 5.02
 3C Ceiling Finishes 102,685 54.50 1867 m2 55.00 133,788 71.01 5.52
 4 Fittings 74,680 39.64 1867 m2 40.00 97,301 51.65 4.01
 5A Sanitary Appliances 37,080 19.68 72 nr 515.00 48,312 25.64 1.99
 5B Services Equipment 0.00 0 nr 0 0.00 0.00
 5C Disposal installations 5,400 2.87 72 nr 75.00 7,036 3.73 0.29
 5D Water installations 0.00 0 nr 0 0.00 0.00
 5E Heat Source 0.00 0 m3 0 0.00 0.00
 5F Mechanical installations 231,508 122.88 1867 m3 124.00 301,632 160.10 12.44
 5G Ventilating Systems 25,650 13.61 342 m3 75.00 33,419 17.74 1.38
 5H Electrical installations 246,444 130.81 1867 132.00 321,092 170.43 13.25
 5I Gas installations 0.00 0 nr 0 0.00 0.00
 5J Lift installation 20,000 10.62 1 nr 20,000.00 26,058 13.83 1.07
 5K Protective installations 54,143 28.74 1867 29.00 70,543 37.44 2.91
 5L Communication installations 46,675 24.77 1867 25.00 60,813 32.28 2.51
 5M Special installations 0.00 0 0 0.00 0.00
 5N Builders Work 50,018 26.55 7.5 % 65,168 34.59 2.69

Sub total 1,860,470 987.51 2,424,006 1,286.63 100.00
96% of example rate

 6 SITE COSTS
 6A Siteworks
 6B Drainage See Project Summary sheet
 6C External Services
 6D Minor Building Works

Sub total 0 0.00 0.00 % of net cost

 7 DEMOLITIONS/ALTERATIONS See Project Summary sheet

Sub total 1,860,470 987.51

 8 PRELIMINARIES
 8A Preliminaries 372,094 197.50 20.00 %
 8B Planning/Regulation fees 22,326 11.85 1.00 % cumulative
 8C Contingencies 169,117 89.76 7.50 % cumulative

TOTAL 2,424,006 1,286.63
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PROPERTY DIVISION

APPROXIMATE ESTIMATE

Name of project CLASP Mark 4 refurbishment

Gross floor area 1,884.00 m2

Preliminaries shown separately Preliminaries apportioned Percentage

of

Total cost of Cost per m2 Element Element Total cost of Cost per m2 net cost

BCIS ELEMENT element of area unit unit element of area

content rate

BUILDING COST
 1 Substructure 59,633 31.65 1093 m2 54.56 77,696 41.24 3.24
 2A Frame 6,624 3.52 1884 m2 3.52 8,630 4.58 0.36
 2B Upper Floors 0 0.00 762 m2 0.00 0 0.00 0.00
 2C Roof 153,480 81.46 1116 m2 137.53 199,969 106.14 8.33
 2D Stairs 4,640 2.46 12 nr 386.67 6,045 3.21 0.25
 2E External Walls 156,558 83.10 817 m2 191.63 203,979 108.27 8.50
 2F Windows & External Doors 247,000 131.10 400 m2 617.50 321,816 170.82 13.40
 2G Internal Walls & Partitions 112,380 59.65 1316 m2 85.40 146,420 77.72 6.10
 2H Internal Doors 82,650 43.87 197 m2 419.54 107,685 57.16 4.49
 3A Wall Finishes 32,088 17.03 2674 m2 12.00 41,807 22.19 1.74
 3B Floor Finishes 93,350 49.55 1867 m2 50.00 121,626 64.56 5.07
 3C Ceiling Finishes 102,685 54.50 1867 m2 55.00 133,788 71.01 5.57
 4 Fittings 74,680 39.64 1867 m2 40.00 97,301 51.65 4.05
 5A Sanitary Appliances 37,080 19.68 72 nr 515.00 48,312 25.64 2.01
 5B Services Equipment 0.00 0 nr 0 0.00 0.00
 5C Disposal installations 5,400 2.87 72 nr 75.00 7,036 3.73 0.29
 5D Water installations 0.00 0 nr 0 0.00 0.00
 5E Heat Source 0.00 0 m3 0 0.00 0.00
 5F Mechanical installations 231,508 122.88 1867 m3 124.00 301,632 160.10 12.56
 5G Ventilating Systems 25,650 13.61 342 m3 75.00 33,419 17.74 1.39
 5H Electrical installations 246,444 130.81 1867 132.00 321,092 170.43 13.37
 5I Gas installations 0.00 0 nr 0 0.00 0.00
 5J Lift installation 20,000 10.62 1 nr 20,000.00 26,058 13.83 1.09
 5K Protective installations 54,143 28.74 1867 29.00 70,543 37.44 2.94
 5L Communication installations 46,675 24.77 1867 25.00 60,813 32.28 2.53
 5M Special installations 0.00 0 0 0.00 0.00
 5N Builders Work 50,018 26.55 7.5 % 65,168 34.59 2.71

Sub total 1,842,686 978.07 2,400,836 1,274.33 100.00
95% of example rate

 6 SITE COSTS
 6A Siteworks
 6B Drainage See Project Summary sheet
 6C External Services
 6D Minor Building Works

Sub total 0 0.00 0.00 % of net cost

 7 DEMOLITIONS/ALTERATIONS See Project Summary sheet

Sub total 1,842,686 978.07

 8 PRELIMINARIES
 8A Preliminaries 368,537 195.61 20.00 %
 8B Planning/Regulation fees 22,112 11.74 1.00 % cumulative
 8C Contingencies 167,500 88.91 7.50 % cumulative

TOTAL 2,400,836 1,274.33
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PROPERTY DIVISION

APPROXIMATE ESTIMATE

Name of project CLASP Mark 5 refurbishment

Gross floor area 1,884.00 m2 

Preliminaries shown separately Preliminaries apportioned Percentage

of

Total cost of Cost per m2 Element Element Total cost of Cost per m2 net cost

BCIS ELEMENT element of area unit unit element of area

content rate

BUILDING COST
 1 Substructure 54,143 28.74 1093 m2 49.54 70,546 37.44 3.02
 2A Frame 13,248 7.03 1884 m2 7.03 17,262 9.16 0.74
 2B Upper Floors 0 0.00 762 m2 0.00 0 0.00 0.00
 2C Roof 131,160 69.62 1116 m2 117.53 170,896 90.71 7.31
 2D Stairs 4,640 2.46 12 nr 386.67 6,046 3.21 0.26
 2E External Walls 156,558 83.10 817 m2 191.63 203,988 108.27 8.73
 2F Windows & External Doors 246,975 131.09 400 m2 617.44 321,797 170.81 13.77
 2G Internal Walls & Partitions 112,380 59.65 1316 m2 85.40 146,426 77.72 6.27
 2H Internal Doors 82,650 43.87 197 m2 419.54 107,689 57.16 4.61
 3A Wall Finishes 32,088 17.03 2674 m2 12.00 41,809 22.19 1.79
 3B Floor Finishes 93,350 49.55 1867 m2 50.00 121,631 64.56 5.21
 3C Ceiling Finishes 74,680 39.64 1867 m2 40.00 97,305 51.65 4.16
 4 Fittings 74,380 39.48 1867 m2 39.84 96,914 51.44 4.15
 5A Sanitary Appliances 37,080 19.68 72 nr 515.00 48,314 25.64 2.07
 5B Services Equipment 0.00 0 nr 0 0.00 0.00
 5C Disposal installations 5,400 2.87 72 nr 75.00 7,036 3.73 0.30
 5D Water installations 0.00 0 nr 0 0.00 0.00
 5E Heat Source 0.00 0 m3 0 0.00 0.00
 5F Mechanical installations 231,508 122.88 1867 m3 124.00 301,644 160.11 12.91
 5G Ventilating Systems 25,650 13.61 342 m3 75.00 33,421 17.74 1.43
 5H Electrical installations 246,444 130.81 1867 132.00 321,105 170.44 13.74
 5I Gas installations 0.00 0 nr 0 0.00 0.00
 5J Lift installation 20,000 10.62 1 nr 20,000.00 26,059 13.83 1.12
 5K Protective installations 54,143 28.74 1867 29.00 70,546 37.44 3.02
 5L Communication installations 46,675 24.77 1867 25.00 60,815 32.28 2.60
 5M Special installations 0.00 0 0 0.00 0.00
 5N Builders Work 50,018 26.55 7.5 % 65,171 34.59 2.79

Sub total 1,793,170 951.79 2,336,419 1,240.14 100.00
93% of example rate

 6 SITE COSTS
 6A Siteworks
 6B Drainage See Project Summary sheet
 6C External Services
 6D Minor Building Works

Sub total 0 0.00 0.00 % of net cost

 7 DEMOLITIONS/ALTERATIONS See Project Summary sheet

Sub total 1,793,170 951.79

 8 PRELIMINARIES
 8A Preliminaries 358,699 190.39 20.00 %
 8B Planning/Regulation fees 23,136 12.28 1.00 % cumulative
 8C Contingencies 161,414 85.68 7.50 % cumulative

TOTAL 2,336,419 1,240.14
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Appendix D Comparisons of CLASP stock in NCC  
Tranches 

 
Note this has been produced off the Asset Management system data, and takes no account 
of additional BB98 areas, or projected pupil places, but provides an overview of the present 
estate. 
 
OTHER TRANCHES - SECONDARY SCHOOLS Conc fr tradLB brk trad Timber fr tr Steel fr tradGreenhousHallam Hallam (DeLaing SpanP-c garage Mobile Elliott Temp Perm Prefab'ctd Shed Metal store Lorry trailerMetal tank Timber
UPRN School Total CLASP % Other %
TRANCHE 1

Dukeries 16595 13535 81.56% 3060 18.44% 1577 98 1082 167 136
Garibaldi 10802 6900 63.88% 3902 36.12% 1934 1066 40 31 814 17
Grove 11203 7147 63.80% 4056 36.20% 1413 107 22 2178 207 125 4
Grove PRU 741 0 0.00% 741 100.00% 741
Joseph Whitaker 14604 11225 76.86% 3379 23.14% 1558 1821
Magnus 10748 2622 24.40% 8126 75.60% 6341 1785
Meden 12085 11431 94.59% 654 5.41% 580 74
Newark High 7394 2182 29.51% 5212 70.49% 3054 520 1638
Orchard 2552 2431 95.26% 121 4.74% 6 115

86,724 57,473 66.27% 29,251 33.73% 6 17,313 725 7,392 189 0 2,178 0 321 31 125 0 0 814 0 0 0 4 153

Percent 0.01% 19.96% 0.84% 8.52% 0.22% 0.00% 2.51% 0.00% 0.37% 0.04% 0.14% 0.00% 0.00% 0.94% 0.00% 0.00% 0.00% 0.00% 0.18% 33.73%

TRANCHE 2
1723 Selston - Matthew Holland 9,105 4,811 52.84% 4,294 47.16% 3739 250 22 283
1718 National 8,038 6,444 80.17% 1,594 19.83% 104 1310 180
1721 Ashfield 25,621 16,884 65.90% 8,737 34.10% 926 7716 93 2
1749 Eastwood 9,516 2,772 29.13% 6,744 70.87% 178 2945 3530 22 69
1715 Holgate 14,237 7,137 50.13% 7,100 49.87% 5380 15 1572 133
1751 Kimberley 14,607 6,779 46.41% 7,828 53.59% 4733 49 2877 6 37 126
1722 Kirkby College 7,907 6,353 80.35% 1,554 19.65% 203 1351
1727 Sutton Centre 14,442 9,953 68.92% 4,489 31.08% 318 4171
1726 Quarrydale 9,620 4,707 48.93% 4,913 51.07% 4840 25 48
1879 Bracken Hill 1,914 1,880 98.22% 34 1.78% 34

TOTALS 115,007 67,720 58.88% 47,287 41.12% 0 20,421 49 20,620 31 0 3,530 0 178 2,254 133 0 0 0 2 0 69 0

Percent 0.00% 17.76% 0.04% 17.93% 0.03% 0.00% 3.07% 0.00% 0.15% 1.96% 0.12% 0.00% 0.00% 0.00% 0.00% 0.00% 0.06% 0.00%
TRANCHE 3

1663 Manor 14182 4576 32.27% 9606 67.73% 7361 1352 855 38
1153 Queen Elizabeth 9041 1233 13.64% 7808 86.36% 5447 139 2222
1150 Brunts 11997 7101 59.19% 4896 40.81% 3150 841 776 129
1653 All Saints 9517 5805 61.00% 3712 39.00% 182 1980 1536 14
1800 Colonel Frank Seely 9576 4579 47.82% 4997 52.18% 23 1463 315 3106 48 23 19
1806 Gedling 8983 5116 56.95% 3867 43.05% 3867
1805 Wheldon 14631 3637 24.86% 10994 75.14% 166 5753 4660 384 16 15
1867 Beech Hill 1396 1326 94.99% 70 5.01% 53 17
1880 Fountaindale 4207 0 0.00% 4207 100.00% 334 10 3709 112 42
1869 Yeoman Park 2261 1653 73.11% 608 26.89% 84 12 103 409

TOTALS 85,791 35,026 40.83% 50,765 59.17% 189 27,694 2,659 9,717 48 0 6,815 0 65 2,438 922 131 14 0 42 0 16 15

Percent 0.22% 32.28% 3.10% 11.33% 0.06% 0.00% 7.94% 0.00% 0.08% 2.84% 1.07% 0.15% 0.02% 0.00% 0.05% 0.00% 0.02% 0.02%
TRANCHE 4

1802 Carlton-le-Willows 11611 4805 41.38% 6806 58.62% 6754 20 32
1799 Redhill 13336 5235 39.25% 8101 60.75% 6254 390 1431 11 15
1797 Arnold Hill 13247 6331 47.79% 6916 52.21% 330 891 19 5653 23
1796 Christ the King 6915 5754 83.21% 1161 16.79% 672 489
1821 Dayncourt 11696 10843 92.71% 853 7.29% 743 83 27
1818 Toot Hill 16633 11324 68.08% 5309 31.92% 1099 3180 51 238 741
1820 South Wolds 10494 9431 89.87% 1063 10.13% 932 41 76 14
1898 Derrymount 1321 1183 89.55% 138 10.45% 24 44 62 8
1900 Carlton Digby 1501 0 0.00% 1501 100.00% 1361 19 104 17

TOTALS 86,754 54,906 63.29% 31,848 36.71% 743 17,485 910 450 51 3,284 1,431 5,653 166 865 0 0 0 741 8 15 32 14

Percent 0.86% 20.15% 1.05% 0.52% 0.06% 3.79% 1.65% 6.52% 0.19% 1.00% 0.00% 0.00% 0.00% 0.85% 0.01% 0.02% 0.04% 0.02%
TRANCHE 5

1824 West Bridgford 12207 5163 42.30% 7044 57.70% 6166 537 42 17 192 75 15
1822 Rushcliffe 17086 16792 98.28% 294 1.72% 144 16 134
1746 Bramcote Hills 6575 731 11.12% 5844 88.88% 5741 30 42 31
1747 6758 0 0.00% 6758 100.00% 6758
1745 Bramcote Park 8252 515 6.24% 7737 93.76% 7737
1752 George Spencer 3964 2252 56.81% 1712 43.19% 1347 365
1753 5048 3958 78.41% 1090 21.59% 685 44 358 3
1748 Chilwell 12724 11311 88.90% 1413 11.10% 224 822 308 59
1744 Alderman White 5725 641 11.20% 5084 88.80% 1284 372 129 3299
1904 Cotgrave Ash Lea 1310 969 73.97% 341 26.03% 69 269 3
1887 Foxwood 1778 1269 71.37% 509 28.63% 382 120 7

TOTALS 81,427 43,601 53.55% 37,826 46.45% 0 30,468 896 2,060 42 129 3,299 0 109 235 461 0 0 0 3 31 0 3

Percent 0.00% 37.42% 1.10% 2.53% 0.05% 0.16% 4.05% 0.00% 0.13% 0.29% 0.57% 0.00% 0.00% 0.00% 0.00% 0.04% 0.00% 0.00%
SUMMARY

Tranche 2 115,007 67,720 58.88% 47,287 41.12% 0 20,421 49 20,620 31 0 3,530 0 178 2,254 133 0 0 0 2 0 69 0
Tranche 3 85,791 35,026 40.83% 50,765 59.17% 189 27,694 2,659 9,717 48 0 6,815 0 65 2,438 922 131 14 0 42 0 16 15
Tranche 4 86,754 54,906 63.29% 31,848 36.71% 743 17,485 910 450 51 3,284 1,431 5,653 166 865 0 0 0 741 8 15 32 14
Tranche 5 81,427 43,601 53.55% 37,826 46.45% 0 30,468 896 2,060 42 129 3,299 0 109 235 461 0 0 0 3 31 0 3

368,979 201,253 54.54% 167,726 45.46% 932 96,068 4,514 32,847 172 3,413 15,075 5,653 518 5,792 1,516 131 14 741 55 46 117 32

Percent 0.25% 26.04% 1.22% 8.90% 0.05% 0.92% 4.09% 1.53% 0.14% 1.57% 0.41% 0.04% 0.00% 0.20% 0.01% 0.01% 0.03% 0.01%

Tr 1 Dukeries 0
PFI Elizabethan 0
Tr 1 Garibaldi 0
PFI Harry Carlton 0
Tr 1 Joseph Whitaker 0
Tr 1 Magnus 0
Tr 1 Meden 0
PFI Portland 0
PFI Retford Post 16 0
PFI Retford Oaks High - Upper 0
PFI Retford Oaks High - Sherwood 0
PFI Retford Oaks 0
2008 Becket 0
Tr 1 Grove 0
2008 Samworth 0
PFI Tuxford 0
PFI Valley 0
2007 Minster 0

SPECIALS 0
Tr 1 Orchard 0
Primary Redgate
PFI St Giles 0
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Appendix E Energy Consumption Analysis 
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Introduction 
 
Buildings are believed to account for 50% of all energy used globally. Historically 
half of that energy is consumed during the construction of the building and half 
during the life of the building. It is obviously therefore important that materials and 
systems of construction that can reduce this energy use are utilised as much as 
possible. Refurbishment, rather than redevelopment is currently seen to be the 
more sustainable option because the amount of new build work is reduced. 
 
Demolition is an option but the alternative of refurbishment is starting to be seen 
as a more environmentally friendly and sustainable option, for reasons of 
architectural value, materials use, neighbourhood disruption, waste disposal, etc. 
However old buildings can use large amounts of energy and provide poor internal 
conditions for occupants and generally not meet current requirements or 
expectations. Common environmental problems are high heating demand, poor 
lighting, poor ventilation, solar penetration and glare, poor control of heating and 
cooling, etc. 
 
The Issues of Refurbishment 
 
There are numerous questions to be asked about refurbishment from an energy 
perspective: 
 
 Can energy consumption be reduced to current standards? 
 Can cooling, ventilation and comfort be improved without increasing energy 

consumption? 
 Can the best us be made of the existing structure, e.g. is there usable 

thermal mass? 
 Is the life cycle CO2 assessment positive compared with demolition and 

rebuilding? 
 
To enable the chance for the energy efficient operation of a refurbished building it 
will be necessary to incorporate a range of measures equally applicable to new 
buildings, but retrofitted. For example: 
 
 Particular care must also be given to ensuring insulation levels are 

maximised to meet as a minimum the current building regulation requirements for 

new build and that air permeability rates are limited. 

 Use a highly efficient lighting scheme 

 Maximise the use of natural ventilation and/or sophisticated low energy 

mechanical ventilation strategies. 

 Incorporate Low or Zero Carbon technologies onsite e.g. ground source 

heating/cooling, mini combined heat and power units (CHP), biomass boilers, wind 

turbines, solar hot water panels, photovoltaics etc. 
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Sustainability 
Principle 

Description Low Energy 
Refurbishment of Existing 

School 

Low Energy New Build 
School 

Daylighting Daylighting is the 
practice of placing 
windows or other 
transparent media, and 
reflective surfaces so 
that, during the day, 
natural light provides 
effective internal 
illumination and can 
therefore significantly 
offset electrical lighting 
energy consumption 

It is likely that very little 
alteration can be made to an 
existing building (due to 
structural integrity reasons) 
in order to achieve the same 
degree of consistent 
daylighting that could be 
realised in a new build. It is a 
fair assumption that a 
refurbished building without 
any additional means to 
encourage daylight 
penetration other than 
existing windows would 
realise a 50-100% increase 
in electrical energy 
consumption in comparison 
to a well daylit new build. 

Effective daylighting is one of 
the main drivers behind low 
energy school design. An 
even and consistent 
penetration of daylight into 
classrooms, circulation areas 
and the core of a school 
building will both significantly 
reduce operational energy 
consumption as well as create 
a more healthy internal 
environment. 

Passive Solar 
Design

Passive solar 
buildings aim to 
maintain thermally 
comfortable internal 
conditions by 
harnessing/guarding 
against the penetration 
of sunlight into a 
building and hence 
reducing the 
requirement for energy 
intensive heating and 
cooling systems. 
  

A fundamental component of 
passive solar design is 
ensuring that a building has 
significant levels of exposed 
thermal mass. This may be 
exposed ceiling soffits, 
stone/brick partitions, 
classroom floors, or more 
advanced systems such as 
Trombe walls or hollow 
precast concrete slabs 
around/through which 
ventilation air can pass. A 
building which is regarded as 
thermally ‘lightweight’ will 
require the addition of 
significant thermal mass in 
order to realise the true 
energy saving potential that 
passive solar design can 
achieve. 

Exposed thermal mass when 
combined with carefully 
located glazing and combined 
with an ‘intelligent’ ventilation 
strategy can dramatically 
reduce the requirement for 
space heating for the majority 
of a schools operational year. 
For this reason, a thermally 
massive school building which 
allows effective interaction 
with both ventilation air and 
solar gains will dramatically 
outperform a refurbished 
lightweight structure.  

Low Carbon 
Technology 
Integration

In this respect Low 
Carbon Technologies 
refer to the specification 
of the latest generation 
of highly energy efficient 
building services 
plant/equipment. This 
may include modulating 
condensing gas-fired 
boilers, air handling 
units with EC/DC fans 
and heat recovery 
functionality, variable 
speed drives, highly 
efficient lighting, 
intelligent building 
management systems 
etc. 

For the refurbishment of an 
existing building, it may be 
the case that space and 
structural restrictions limit 
the technology selections 
that are appropriate. It is 
also likely that an existing 
structure will have an 
increased reliance upon 
mechanical/electrical 
technologies due to the 
inherent inability to ‘smooth’ 
fluctuations in climatic 
conditions as thermally 
massive building would be 
able to. 

The specification of building 
services (i.e. HVAC and 
lighting equipment) is no 
longer regarded as an add-on 
to a building, but is instead 
now closely tied into the 
operational performance and 
structural design. For this 
reason it is a fair assumption 
that a successful integrated 
design approach would lead 
to a smaller operational 
carbon footprint savings being 
achieved through the 
specification of well matched 
building services. 

Building Fabric 
thermal 
Performance

In this context, building 
fabric thermal 
performance relates to 
the thermal insulation 

The refurbishment of an 
existing building need not 
necessarily hinder its 
thermal performance, 

A newly constructed school 
building must as a minimum 
meet Part L2a requirements 
for fabric thermal 
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provided by the walls, 
roofs, floor and 
windows/doors or a 
building.  

however, adequate space 
must be provided for the 
required additional insulation 
as well as steps taken to 
eliminate any possible cold 
bridging. 

performance. However, a 
school designed to minimise 
its operational carbon footprint 
would aim to significantly 
better these standards and 
therefore the proposed 
structural design and building 
footprint could be adopted to 
accommodate this without 
restricting internal areas. 
Additionally a new build would 
be able to ensure improved 
thermal performance whilst 
also enabling the exposure of 
structural thermal mass. 

Air Permeability Air permeability is 
effectively the rate of air 
leakage through a 
buildings fabric. This is 
important as air leakage 
relates to the 
uncontrolled loss of 
energy from within the 
building. 

Due to the use of existing 
structural details it is very 
likely that the air permeability 
of a refurbished building 
would be higher than that for 
a new build. For this reason 
there would be higher 
uncontrolled fabric losses 
that would need to be offset 
by the buildings HVAC plant. 

Again a newly constructed 
building must meet minimum 
Part L2a air permeability 
targets, as confirmed by post 
construction assessment. 
However, a new build school 
building should aim to 
significantly improve upon this 
standard and hence reduce 
uncontrolled energy losses to 
a minimum. 

Ventilation 
Strategy

Ventilation is the 
provision of fresh air 
into a space in order to 
remove contaminant 
(e.g. CO2) and heat 
build ups. Ventilation 
can either by natural 
(wind/pressure driven) 
or mechanical (fan 
driven) 

Natural ventilation requires 
no fan power in order 
encourage air movement 
within the building but 
instead relies upon the 
provision of strategically 
placed openable window, 
louvre, roof light and 
perhaps ‘stack’ placements. 
The refurbishment of an 
existing building will likely 
limit the provision of façade 
openings and as a result a 
naturally ventilated strategy 
may not be successful and 
instead an electrically driven 
mechanical system would 
have to be relied upon. 

To achieve a successful low 
energy natural ventilation 
strategy it will be necessary to 
carefully co-ordinate room 
layouts, furniture placements, 
window/rooflight openings, 
external solar shading 
placements, exposed thermal 
mass etc. Only with a new 
build construction is it 
possible to optimise a design 
in order to achieve a 
successfully eliminate the 
need for mechanical 
ventilation and the associated 
operational carbon penalty. 

Renewables 
Integration

Renewable energy is 
energy generated from 
natural resources such 
as sunlight, wind, water 
flow, biomass etc. A 
number of renewable 
technologies are 
available on the market 
at present and these 
have the potential to 
meet a significant 
proportion of a school 

If it is assumed that a 
refurbished school building 
will have a higher 
operational energy 
requirement due to the 
inherent limitations 
discussed above, then a 
greater degree /capacity of 
renewables inclusion will be 
needed in order to reduce 
the buildings carbon 
emissions to the 60% target 

Modern low energy school 
design follows the design 
hierarchy of reduce demand 
(i.e. passive solar design), 
meet demand efficiently 
(energy efficient boilers, 
lighting, fans/pumps/controls 
etc.) and finally maximise 
renewables inclusion in order 
to offset the energy demand 
that remains. A successful low 
energy school design will be 
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Nottinghampshire BSF – CLASP Buildings 
Energy 
 

 

 
New Build vs. Refurbishment 
Comparison Chart 
 
 
 
 
 

buildings energy 
requirement. The 
renewable technologies 
appropriate for a school 
building would be 
biomass boilers/CHP, 
solar thermal panels, 
photovoltaics, wind 
turbines and micro-
hydro. 

as measured against Part 
L2a 2002. This would 
therefore require far greater 
expenditure than that for an 
equivalent new build. 

able to meet and better the 
60% operational CO2 
emissions reduction target 
through this holistic approach. 

Rainwater 
Harvesting

Rainwater harvesting 
is the gathering, or 
accumulating and 
storing, of rainwater in 
order to offset the 
usage of relatively high 
energy content mains 
water supply. Harvested 
rainwater can be used 
for a number of non-
potable purposes 
including toilet flushing 
and external irrigation.  

The refurbishment of an 
existing building provides 
little scope for optimising 
rainwater collection from 
exposed roof/hard surface 
areas. 

A new build school should 
have extensive south facing 
roof areas (for the proposed 
or future inclusion or roof 
mounted photovoltaics). This 
roof area (as well as others) 
should be designed with the 
additional function of 
collecting rainwater in mind. 
As such it is likely that a new 
build school will be able to 
achieve increased rainwater 
collection and hence offset a 
greater degree of mains water 
usage. 
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Energy Consumption Summary 

For the reasons highlighted above in the 
comparison chart and based upon preliminary 
thermal modeling, energy consumption per square 
metre of a refurbished building will remain 
significantly above that for an equivalent new 
building designed from the start for low energy 
use. Prior to the inclusion of renewable energy 
technologies, a 50% to 100% increase in 
annual energy consumption/carbon 
emissions is an appropriate estimate at this stage 
for a lightweight building refurbishment.  
 
 
NB: A more thorough approach to deciding 
whether to demolish or refurbish can be taken on a 
life cycle basis which takes into account not only 
operational energy but also embodied energy, 
construction energy and the effects of waste 
materials generated and the demand for new 
material. 
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Appendix F - Scape Advice on refurbishing CLASP 
 

Advice as a result of meeting with Scape (the CLASP consortium has reformed as 
Scape). Comments. September 08. 

• BSF project refurbishment would require re elevating to suit current standards, 
suitability  

• Some CLASP buildings difficult to refurb to modern standards, such as three storey 
tower blocks with one staircase. One way to save such a block would be to construct 
adjoining tower with stair/lift facilities liked across for escape. 

• On any particular school it is likely that a proportion of unsuitable CLASP blocks would 
be demolished either because of condition or suitability. 

• Mk 3 , 3` 4” grid and 10` ceiling heights give more flexibility for flexible spaces and DDA 
issues on corridors etc. 

• Early CLASP buildings tend to have inherently larger spaces due to less stringent cost 
restrictions than in the seventies.  

• If more area is required in teaching spaces external walls can be “moved out” with a 
suitable strip of new build, without creating internal columns. 

• To remove all internal partitions would rule out refurb on cost grounds.  
• Overboard early plasterboard partitions. Retain as much internal partition as possible. If 

too many unsuitable spaces better to demolish.  
• Care to be taken with soundproofing to BB93 above partitions. Particularly stelvetite.  
• Retain partitions where possible, re elevate, reclad to modern standards including 

insulation. 
• No need to insulate floor slabs. Not necessary and requires 150mm increase in floor 

level 
• Could include for over roof. Ie curved metal. 
• Provide for new M and E services throughout. 
• Timber floors can be soundproofed. Allow for sound deadening quilt on decks and 

buffer in ceiling spaces. Can achieve BB93. 
• Can add stairs and lifts externally 
• New toilet blocks can be sited on the outside of existing buildings to avoid breaking up 

the slabs although drains can be cut through non subsidence slabs ( avoiding column 
bases) 

• Look at CLASP buildings and see if they can be converted to the type of space 
required from vision. Try to create nice spaces and fit the use to them 

• Major major refurb not cost effective nor does it help Scape’s reputation. 
• Scape can report on fabric, if required.  
• Use of light tubes and vent shaft systems to improve lighting and ventilation in deep 

plans.  
 
Possible Further Case Studies 
 
Nottinghamshire 
 
Within Nottinghamshire and on the Garibaldi site we have a large number of CLASP 
buildings of different Marks and uses. Many of these have already been refurbished, 
some quite recently and quite extensively, but none to the current building and energy 
(SBEM) standards. 
Two projects in particular are thought to be worth studying where similar functions were 
incorporated into a new build and an existing CLASP building. These projects are two 
Learning Centres and data from these projects is being accumulated to permit a 
comparative study of new versus refurbishment to be carried out. 
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Generally 
Other CLASP buildings throughout the UK have had major refurbishments done recently, 
some of which may be worthy of further study. Scape have advised us of likely projects 
and contacts have been made and in some cases data is being assembled to permit 
some study of costs and designs. However some projects are not on site and costs are 
no better than our present study, whilst others have had considerably less done to them 
than we currently envisage. Clearly information from these projects will inform our 
decisions and widen the options available to our Clients. 
 
Some of these building were also single storey, open plan design and have a different 
function with smaller rooms and fewer columns to accommodate. The nature of two 
storey buildings in CLASP is that the ground floor requires more columns due to the floor 
loadings whilst roof loadings are considerably reduced and therefore can be carried by 
fewer columns for the same floor plan. 
 
Simplified Building Energy Method (SBEM) 
 
The impact of SBEM in passing Part L2 of the Building Regulations cannot be 
overestimated. To enable a design to pass a more detailed layout and specification is 
required than exists at present. Once designs have progressed sufficiently it is the 
intention to carry out this assessment – this will than affect not just the Capital costs but 
also LCC as likely energy demands will then be known. 
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Appendix G Building Control Advice 
 

GARIBALDI. CLASP SUITABILITY STUDY 
 
Overview of Refurbishment of CLASP. Advice from Rushcliffe Building 
Control. 
 

• Building control would treat any major refurbishment as a significant rebuild 
not new build. 

• Would take a commonsense approach to applying regulations. 
• Could not insist on air tightness tests but would expect client to aim for a 

good energy rating. 
• Would recommend complete re cladding rather than partial. Likely problems 

with achieving same insulation levels on old and new sections, which could 
lead to condensation risk. 

• Condition of existing concrete cladding panels could preclude retention. 
Gaskets failing, air leakage, rusty reinforcement etc. 

• Could not insist on widening staircases but would have to look at overall 
escape situation. Possibly have to add more stairs and lifts. 

• If concrete slab retained more or less intact, then would not insist on 
insulation. 

• New cladding to be entirely to new regulations. 
 
Detail Review of CLASP refurbishment against current Building Regulations. 
 
General note on re cladding. 
 
It is likely that to achieve the necessary transformation required by BSF the internal 
reallocation of space and the provision of a suitable internal environment, a total 
recladding would be required.  
New external cladding would have to meet all current regulations. This would 
include Pt E sound insulation to BB93, Pt F Ventilation, Pt M ( doors, accessibility), 
Pt N glazing, Pt B Fire safety, notional boundaries, compartmentation.  
 
PT A. Structure. 
 
New external cladding could be heavier and be positioned in a different 
relationship to the columns. At a minimum will require more cladding steelwork. 
Care would need to be taken, when removing cladding, not to damage floor decks 
and roof decks. This could adversely affect the structural diaphragm. 
  
General removal of CLASP columns would not be acceptable. The CLASP system 
was designed as a light weight pin jointed structure and addition of longer 
spanning rigidly fixed traditional steelwork components would not retain the 
integrity of the system. The structure could no longer behave predictably and 
would need calculations to prove compliance. The removal of substantial numbers 
of columns would put greater loads through the remaining structure which would 
put unacceptably higher loads on the thin concrete slab, requiring new foundations 
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to be inserted under the slab. If this was taken to the extreme the slab may need to 
be substantially replaced and may then need to be insulated.  
 
Replacement of low level cladding with brickwork could require extra foundations 
at the perimeter of the slab. 
 
Substantial revisions to the upper floors, particularly in relation to voids, would 
adversely affect the diaphragm. 
 
Addition of extra insulation on top of decks would probably not be a structural issue 
but provision of a revised roof perimeter detail would be necessary. 
 
Any large new roof lights or openings would have to be considered against the 
original structural diaphragm design. It may not be possible to achieve the natural 
light and ventilation required without expensive strengthening. 
 
Wind bracing would have to be retained. Braces can be moved but must still be in 
the same steelwork line as other braces to retain the structural path for the wind 
loads. This is a major problem in repositioning internal walls and modifying design 
or position of staircases. 
 
Reallocation of functions on a CLASP upper floor deck would need to take into 
account the original performance of the floor decks and structure. Floor 
strengthening would be required for high loadings. This could be difficult and 
expensive as components will not be available.  
 
Any major change to the CLASP steel frames would need to take into account the 
regulations on disproportionate collapse. 
 
PT. B Fire Safety. 
 
Stairs.  
 
If there was no increase in numbers using any particular block or layout, then as 
long as the staircase situation was no worse than existing, there could be no 
insistence on change to the stairs except for handrail provision which would need 
to be brought up to current standards. If there is any change in numbers then the 
whole fire safety position would need to be assessed against current standards 
and new stairs could be required. New internal stairs would be difficult given  the 
modification required to the steel frame and the floor loadings. External stairs 
would be the likely solution. This may also apply if a radically different layout is 
adopted giving new dynamics to the escape situation. 
Sprinklers.  Building Control would not insist on sprinklers in a major refurbishment 
but this may be required by insurance and NCC policy. 
Building control would expect to see escape direct to the outside from stairs in any 
event. This would have to be incorporated if not already existing. 
 
Internal fire barriers.  Most CLASP buildings have had fire barriers fitted in the floor 
and roof voids, often as a retrofit. Often these have been rendered useless by 
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holes punched through for services. These would need to be checked and rectified 
if necessary.  Any major redesign of the partition layout would need to take into 
account current fire regs in relation to fire barriers. This can be an expensive 
operation in CLASP given the positioning of beams on the grid lines. 
 
PT. C Site preparation 
 
Re cladding options would require the plinth detail to be modified to allow the 
linking of the wall and floor DPMs. This is difficult to achieve given that the original 
CLASP DPM is under the slab. 
 
Pt. E Sound 
 
Significant refurbishment would bring BB93 in to the equation. Replacement of 
internal partitions would require suitable sound absorption treatment. Partitions 
would need sealing up to floor decks (see also Fire) Detail requirements to seal 
around steel frame components would be too onerous. 
 
Upper floor decks would need impact mats on top and sound buffering in the voids. 
 
External cladding and windows would need to comply with BB93 for external sound 
penetration. 
 
Pt F. Ventilation 
 
Assuming total recladding, Part F would have to be met fully.  Refurbished deep 
plans, typical of CLASP lower schools, would need extra ventilation, possibly 
mechanical or direct from the roof, multi storey CLASP would require mechanical 
ventilation. 
 
PTs G and H 
 
Redesign of internal layout would require new drainage and sanitary facilities 
which have to be fully Pt M compliant.  The new facilities would need to be at the 
edge of the building to avoid cutting out large internal areas of floor slab, which 
would not be feasible in CLASP. This would be a major restraint to the planning. 
Existing under slab drainage would be redundant. (Generally the poor condition of 
pitch fibre drains of this period preclude reuse) See separate note on the condition 
of CLASP drains.  
 
PT. K Stairs and Ramps 
 
As part of a major refurbishment would ask for improvements to staircase handrails 
and lobbies to be part M compliant.  
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Pt. M Access. 
 
Building Control would expect a major refurbishment to comply with 90 to 95% of 
Pt M of the regs. Particular difficulties with refurbishing CLASP buildings of this 
period to PtM are;  

 
• The fixed spacing of columns on the structural grid which makes the 

creation of new layouts without a large number of freestanding columns 
almost impossible. 

• Undersize classrooms, with no circulation space for wheelchair users, 
which are difficult to extend because of the structural layout. 

• Space restrictions in corridors and stair lobbies which are difficult to 
improve again because of the column and bracing layouts. 

• Poor acoustic and thermal conditions. Expensive to bring up to standard. 
• Poor sanitary facilities. Not a problem that is exclusive to CLASP but 

creating new facilities is more difficult because of the slab and column 
base design which does not allow extensive new drainage runs to be cut 
through slab. 

• Changes of level. Again not a problem exclusive to CLASP but very 
difficult to overcome with the construction and the structural layout of the 
system. 

• Internal and external doors often undersized because of column and 
bracing positions. 

 
PT. N Glazing. 
 
See initial note on cladding. 
 
Regulation 7. 
 
If the CLASP building was stripped back to the steel frame, slab, floor decks and 
roof decks it would be assumed that the existing components would comply with 
regulation 7.  Any new materials would have to comply. 
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Appendix H Pitch Fibre Drainage 
 

USE OF PITCH FIBRE DRAINAGE PIPES IN CLASP 
 
Pitch fibre underground drainage pipe work was utilised as part of the 
CLASP system in marks 2, 3 and 3b. from the late 1950s to late 1960s.  
( Scape), this inhibits refurbishment considerably as it is almost invariably 
unusable and so deformed it is generally not surveyable.  
 
Pitch fibre pipe work with flexible joints was seen as a way of providing a solution 
to the problem of providing an underground drainage system which would not be 
adversely affected by the movement caused by mining subsidence. The pipes 
were laid in a gravel bed with no concrete cover under buildings to allow 
maximum flexibility when the subsidence wave passed through the site.   
 
As most Nottinghamshire schools were designed to withstand the local mining 
subsidence, pitch fibre drains are common in the earlier marks and were specified 
as part of the CLASP system. The Garibaldi school is designed to withstand 
subsidence and was originally MK 3 CLASP throughout and although there are 
newer additions in MK 4b and 5 the under slab drainage to the MK 3 blocks and 
the general site drainage is in pitch fibre. The Mk5 blocks are the result of fire 
rebuilds in the 1970s and are on the site area of the original Mk3 blocks. From the 
drawings it seems quite likely that the original drains were cleaned out and 
retained for the rebuild and are still in pitch fibre. 
 
The pitch fibre pipe work did prove to be satisfactory from the point of view of 
subsidence movement however subsequently the loadings of the buildings have 
had an adverse effect on the shape of the drains and many have become oval in 
shape with broken connections. This has resulted in more regular blockages and 
also in certain instances surface water flowing in the gravel along the line of the 
drain creating damp areas in the floor slab. 
 
The use of pitch fibre was not just restricted to the underground drainage under 
CLASP buildings as it was usually specified for the general site drainage. Where 
pipe work passes under roads and hard standing areas, the pipe work has 
suffered the same failure. There are cases where failure has also occurred under 
landscaped areas. 
  
The overall result is that it would not be possible to reuse the existing drainage, 
under the buildings in any refurbishment. It could not possibly meet the current 
regulations and given its condition would not pass the necessary air and water 
tests. As it is not possible to extensively cut up the CLASP slab it will be 
necessary to make these drains redundant and create new drainage at or near 
the perimeter which will seriously inhibit the internal planning. All external 
drainage to the sewers would also need to be replaced for the same reasons. 
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1. BACKGROUND

CLASP (the Consortium of Local Authorities Special Programme) is a Group of
mainly Local Authorities which was first formed in 1957.  At that time there was an
overwhelming demand for new education accommodation which the Building
Industry was incapable of meeting by traditional methods.  The Consortium's main
purpose was, therefore, to develop a method of building which did not rely on
traditional building skills or wet trades as a means of providing a fast, efficient and
cost effective method of meeting the demand for permanent education buildings.

As time went on what became known as the  "CLASP Building System" was used for
a wide range of buildings including hospitals, computer installations, universities,
fire stations, ambulance stations and offices, as well as schools.  The system has
also been used in most European countries, Venezuela, Algeria and Hungary. 
There are now some 4,000 CLASP buildings worldwide, 3,500 of which are in the
UK. 

Very few "CLASP buildings" have been designed by the Consortium itself.  In most
cases they have been designed by Private or Public Sector architects using CLASP
standard details, specifications and structural system. 

The objective of the Consortium today is still the development of the CLASP
Building System for new building construction incorporating pitched roofs and brick
cladding.  However, through its Development Group of professional staff, it also
offers research and development consultancy and is involved in building technology
matters in general.  An increasing resource is also devoted to the provision of
advice and consultancy in respect of existing CLASP buildings. 

This wide range of involvement in buildings from their inception, through the
construction to occupation and maintenance together with the fact that the system is
still 'client owned' is expressed in the mission statement:-

"CLASP is a collaborative design organisation committed to improving efficiency and
economy in the whole building process for the benefit of owners and users through
a systematic approach to research, design, and construction".



2. ASBESTOS IN CLASP BUILDINGS

Asbestos-based materials or products were widely used in all building construction,
particularly from the 1950's onwards, and CLASP buildings were no exception to
this.  In the light of legislation resulting from increasing knowledge about the
potential health risks of asbestos, building owners and occupiers are now faced with
the problem of locating and identifying asbestos in their buildings.  This can involve
the expense and disruption of full scale surveys by specialists, particularly where
the original drawings and details of the construction no longer exist.

The Consortium has maintained the archive of all the standard details used in all the
versions of CLASP since 1957.  In 1974, the Consortium researched the archive to
identify where asbestos was likely to have been used in the standard detailing and
contacted where possible all suppliers of original components and materials to
establish the asbestos status of their products.  The information resulting from this
work was published in the form of a report titled "Asbestos in CLASP" which was
sent to all the technical departments of Local Authorities which owned CLASP
buildings.

Since then knowledge about asbestos has increased and, particularly over the past
few years, there has been a trend towards financial and management delegation
which has put increasing responsibilities on those who occupy buildings in the
public sector.  In response to these changes and to requests from the CLASP
Maintenance Study Group the original report has been reviewed and rewritten in
order to make information on the use of asbestos in standard CLASP construction
generally available in a more readily accessible form. 

In this new form it should give the CLASP building owner or occupier the advantage
of being able to identify where asbestos occurs in standard construction, even if the
original project drawings no longer exist.  This means that any necessary specialist
survey can concentrate on non-standard areas of construction where the Project
Architect may have introduced asbestos based products.

In this respect the tables in section 7 will be of value to both building owners or
occupiers, and their professional advisors.  The other sections are designed to give
basic guidance on asbestos to non-professionals.  Whilst in a guide of this type it
has not been possible to cover the subject comprehensively, it is hoped that there is
sufficient information to allow the non-professional to decide whether or not
professional advice is appropriate. 

CLASP is grateful for the assistance of members of the CLASP Maintenance Study
Group and other building and maintenance surveyors employed by Local Authority
owners of CLASP buildings.  Their willingness to share their in-depth knowledge
and experience of existing CLASP buildings has been invaluable in the preparation
of this handbook.



3. THE NATURE AND USE OF ASBESTOS

Asbestos is a mineral of hydrated magnesium silicate which occurs mainly in rock
formations in the form of bundles of long thin fibres.  The asbestos-containing rock
is crushed and milled at the mining site to produce raw asbestos of various grades. 
  The main sites of commercial production are in Canada, the Soviet Union, and
South Africa. It does not occur naturally in the United Kingdom.

There are three main types of asbestos used in buildings:-

chrysotile ("white" asbestos)

amosite ("brown" asbestos)

crocidolite ("blue" asbestos)

The import of Crocidolite and Amosite to the United Kingdom was banned in 1972
and 1980 respectively.

As a building material, asbestos has been commonly used in this country for about
70 years, although it has been known and used for other purposes for more that 400
years.  Asbestos fibres possess a unique combination of properties.  They have
high mechanical strength are dimensionally stable, and are highly resistant to heat
and chemical attack.  As a result, asbestos has been incorporated over the years in
a wide range of building products.  The most common of these is asbestos board
where the fibres are used as reinforcement for cement or plastics, producing boards
which are relatively cheap, do not suffer from corrosion and have fire resisting
properties suitable for fire compartment walls, ceilings and the protection of steel
structures.  The fibres can also be woven into fabrics which in buildings,  have been
used as very effective fire barriers.  Sprayed asbestos has been commonly used as
a heat insulant (eg around central heating pipes) and, again, to provide fire resistant
construction.

Earlier Building Regulations listed asbestos insulating board and sprayed asbestos
as being particularly suitable for fire resisting construction.  Approved documents to
current Building Regulations still refer to asbestos-cement products for use as
imitation slate, corrugated sheet and roof decking, pipes for drainage and sewerage
and flues for boilers.

Under the influence of market forces and new and impending legislation,
manufacturers of asbestos-based building products are gradually introducing non-
asbestos products, but asbestos products such as slates are likely to be
manufactured for a number of years.

The main use of slates in buildings occurred from the late 1950s through to about
the mid-1970s.  Almost any building from that period is, therefore, likely to contain
asbestos.  In the case of CLASP buildings, no asbestos based products have been
specified as part of standard construction since 1980. 



4. HEALTH EFFECTS OF ASBESTOS

It is essential to emphasise that there is no risk to human health from a simple
presence of asbestos-containing materials in a building if they are left alone and are
undamaged.  It is only when respirable fibres are released that the risk becomes
apparent and then only to a degree as described below.

The principal diseases known to be caused by exposure to asbestos are:-

Asbestosis -  Fibrosis or scarring of the lung in which the tissue becomes less
elastic making breathing progressively more difficult.  It is irreversible and may
progress even after cessation of exposure to asbestos.  Asbestosis is an industrial
disease associated with high levels of exposure to airborne dust during
manufacturing processes and there is no risk of contracting this disease from normal
levels of environmental exposure to asbestos.

Lung Cancer -  An increased incident of lung cancer has been found amongst
people who work with asbestos.  The increase in risk depends on the degree of
exposure and is very much greater for smokers than for non-smokers.  All three
types of commonly used asbestos fibre can cause lung cancer, but crocidolite and
amosite are thought to be more dangerous than chrysotile.

Mesothelioma -  A cancer of the inner lining of the chest or the abdominal wall. 
The incidence in the general population is very low; the overwhelming majority of
cases are attributable to occupational exposure to asbestos.

The risk of contracting an asbestos related disease depends on a number of factors,
of which the accumulative dose, the length of exposure, and the type and size of the
asbestos fibres are the most important.

Of the three types of asbestos used in buildings crocidolite (blue) asbestos and
amosite (brown) asbestos are regarded as being significantly more dangerous than
chrysotile (white).

It must be emphasised that the highest probability of disease being caused by
exposure to asbestos occurs with those involved in the production of asbestos-
containing products or materials, and those who work with such materials over a
long period.

The risk arising from typical levels of exposure to asbestos resulting from the
occupation of buildings in the UK is very small, especially when compared to other
common risks, such as road accidents or accidents in the house.  Nevertheless
there is no known threshold level for exposure to asbestos below which there is no
risk, and it is therefore advisable to reduce exposure to the minimum that is
reasonably practicable.  In cases where there is potential for long periods of
exposure, as in homes, or where children are involved, as in schools, particular
efforts should be made to ensure that levels are as low as possible.

In the general population, the risk of mesothelioma and lung cancer attributable to
asbestos cannot be quantified reliably and are probably undetectably low.  The risk
of asbestosis is virtually zero.



5. THE LEGAL FRAMEWORK

Some of the risks associated with asbestos have been suspected since the
beginning of the century but the first Regulations about the use of asbestos where
not made until 1931 and were concerned only with some occupations carrying a risk
of exposure.  They also did not take into account mesothelioma and lung cancer
hazards since they were not recognised at the time.  The 1961 and 1969
Regulations reflected the increasing knowledge about the risks and the effects but
were still primarily concerned with the production of asbestos based products.

The Health and Safety at Work Act 1974 and the Control of Pollution Act 1974 both
provided a framework for the repeal of outdated asbestos Legislation and the
making of Regulations about asbestos.  In particular it allowed the broadening of the
scope of Regulations to cover all work activities, employees, members of the public,
consumer products and the disposal of waste, rather than simply the effects of those
actually concerned with the production of asbestos based products.  Since then
there have been a succession of Regulations made covering subjects ranging from
the importation of asbestos, the sale of asbestos based products, the disposal of
asbestos waste, and controlling working with asbestos. 

The majority of CLASP buildings are in the ownership and control of public sector
organisations such as Local Authority, Government Departments, Universities, and
Health Authorities etc.  These organisations will have specific responsibilities in law
and their professional staff or consultants dealing with their buildings will have a
responsibility to ensure compliance with the Acts of Parliament and Regulations
concerned with asbestos when work is carried out.

However, a significant number of CLASP buildings are in private ownership and
there is now an increasing trend to devolving the management of public sector
buildings to individual establishments.  The duties and responsibilities of the
building owner or person responsible for the building in this situation are less
specifically defined but are in general derived from chapter 37 of the Health and
Safety at Work Act 1974 as follows:-

Chapter 37 Section 2(d) places a general duty on employers to: "so far as is
reasonably practicable as regards any place of work under the employers
control, the maintenance of it in a condition and without risks to health, and
adequate as regards facilities and arrangements for their welfare at work."

Section 3 places a general duty on employers and the self employed to persons
other than their employees: "it shall be the duty of every employer to conduct his
undertaking in such a way as to ensure, so far as is reasonably practicable, that
persons not in his employment who may be affected thereby are not thereby
exposed to risks to their health and safety."

Section 4 places a general duty on persons concerned with premises to persons
other than their employees in non-domestic premises "to take such measures as
it is reasonable for a person in his position to take to ensure so far as is
reasonably practicable, that the premises, ---- and any plant or substances in the
premises or, as the case may be, provided for use there, is or are safe and
without risks to health."



Furthermore if any work with asbestos is carried out in a building 'The Control of
Asbestos at Work Regulations 1987' (Statutory Instrument 1987 No 2115 which
came into force on 1 March 1988) specifically states under Regulation 3 that duties
imposed on employers to protect their employees are extended to anyone else who
may be affected by working with asbestos including members of the public. 

The approved Code of Practice explains further that duties extend from employees
to:-

i) visitors to the place where work with asbestos is being carried out and;

ii) people in the neighbourhood who might be incidentally exposed to asbestos dust
arising from the work.

In practice it would not be expected that the owner or person responsible for a
building would necessarily have the technical knowledge about the nature of
asbestos and the methods of dealing with it.  However, it would be expected that, if
the existence of asbestos is known, then appropriate advice or guidance would be
sought.



6. DEALING WITH ASBESTOS

The building occupier's approach to dealing with asbestos will depend on whether
or not the building is under the ownership or control of a major organisation such as
a Local Authority or Hospital Board.  There will also increasingly be a third category
where the responsibility for the management of individual public service buildings is
delegated to the occupiers.  However, whilst the overall responsibility in each case
may differ, in each case the building occupier will have a general responsibility
under the Health and Safety at Work Act 1974 as set out in Section 4.

The difficulty facing the building occupier or owner is achieving a balance between
over-reaction and complacency.  On the one hand there are circumstances where
the expensive and disruptive removal of asbestos based products is quite
unnecessary and, indeed, the risks associated with its removal outweigh any risks of
leaving it in place.  On the other hand, there are cases where, if asbestos is
exposed and damaged, vulnerable to damage, or inherently friable immediate action
is required. 

The following simple management system therefore has two purposes.  Firstly to
give the building owner or occupier the basis for a preliminary assessment of
asbestos in their building.  In this context the word 'preliminary' must be stressed
since, at any stage, if there are any doubts about asbestos identification,
professional advice should be sought.  The second is to alert the building owner or
occupier to situations or circumstances in which asbestos fibres might be released
so that the appropriate precautions can be taken.

Establish CLASP "Mark" - As will be seen from the tables in Section 5 different
Marks of CLASP contained asbestos in different locations.  The approximate dates
for the various Marks of CLASP are as follows:-

Mark 2 - 1957-1960
Mark 3 - 1959-1962
Mark 3b - 1962-1966
Mark 4 - 1966-1968
Mark 4b - 1968-1971
Mark 5 - 1970-1980

If information about when construction took place or which Mark was used is not
available locally, the CLASP Development Group will have the information on its
data base in most cases.

Asbestos Status -  A number of large Public Authorities have already had
'asbestos clearance' programmes for their buildings.  These have varied
considerably in their scope, with many concentrating on the higher risk materials in
vulnerable locations (eg boiler lagging).  It would, therefore, not be prudent to
assume that any CLASP building is'asbestos free' even if some clearance has taken
place previously and it is important to try and establish the extent of any previous
asbestos clearance.   With the aid of the tables in Section 6, it should then be
possible to establish what asbestos based materials remain.  This information
should be noted on plans or other records and updated as necessary.  In the case
of buildings in public ownership these records may already have been made.



Preliminary Assessment -  Carry out a visual check to establish whether any
asbestos based material or component in the building has been damaged, cut, or
drilled.  If so, seek appropriate professional advice on remedial measures.

Vulnerable Locations -  If asbestos based material is in a vulnerable location (eg
ceiling tiles which would be removed for maintenance, undersill panels, partition
linings or column casings which might be damaged by furniture) seek professional
advice on whether removal is appropriate.

Periodic Inspection -  The location should be reinspected periodically to ensure
that the condition of the material has not changed.  The period between inspections
would depend on the type of material and location, with friable and vulnerable
location materials being inspected more frequently. 

Re-decoration -   Preparatory work for redecorating materials containing asbestos
should avoid sanding and scraping which can both cause fibre release.

Maintenance and Minor Works -  Make known the existence or suspected
existence of asbestos to any professional advisors, contractors, or individual
workers involved in maintenance or minor works and ensure that they have an
understanding of the appropriate Asbestos Regulations.

Alterations and Extensions -  By definition building works such as alterations or
extensions (eg replacement of windows or moving internal partitions) are likely to
uncover asbestos based materials which, if left undisturbed, would not pose any
risk.  In all such cases seek professional advice and insist that the work is carried
out to an agreed documented plan which takes account of the various control of
Asbestos Regulations and Approved Codes of Practice, including the monitoring of
asbestos dust levels before, during, and after the work as appropriate.

Fires - If a fire occurs in an area which contains asbestos it is essential that the
Fire Brigade is informed so that they can take the necessary protective measures. 
After the fire the risk of asbestos contamination should be assessed by an
appropriate professional adviser before anyone is allowed in the vicinity.  Anybody
involved in inspecting, clearing up, demolition or re-instatement should also be
informed so that the appropriate measures can be taken. 

Disposal -  There are a number of regulations covering the disposal of asbestos
and penalties for non-compliance with them.  A specialist registered contractor will
normally be required.  If there is any doubt consult your local Waste Regulation
Authority (normally part of a County Council or Metropolitan District Council).



7. LOCATION SCHEDULES FOR ASBESTOS IN CLASP CONSTRUCTION

The following schedules are in two sections:-

1. Those showing where asbestos was used in the original construction of the
building as part of CLASP Standard Details.  This information is based on
research into the CLASP archive of Standard Detailed Drawings and, where
possible, information from the manufacturers of the original components.  It
may therefore be regarded as authoritative.

2. Those showing where asbestos could have been used in a CLASP building
but was not part of the CLASP Standard Detailing.  Such uses may have
been the result of decisions by the original Project Architect to use asbestos
or have resulted from repairs and alterations subsequent to the original
construction of the building. 

The information for this part of the schedule is based on research on the
general use of asbestos in buildings and feedback from CLASP and other
building owners.  Because the information is not based on documentary
evidence specific to any particular building it should be used as a guide only.
 It is possible that other uses of asbestos may be found in CLASP buildings
and if there is any uncertainty whatsoever the appropriate professional
advice should be sought.



ASBESTOS IN CLASP STANDARD DETAILS

Asbestos
Product

Component
Asbestos

Type
 % content

Location/Use
Building Mark

l Known location 
m Possible location

Exposed/
Concealed

Applied
Finish Remarks

2 3 3b 4 4b 5

1.01 Asbestolux
(Cape)

Board or plank
packing pieces

Amosite    18-
20%

Found in some suspended
ceilings, normally in
porches or over recessed
areas and in wet locations
such as kitchens.  Also
used for fire protection.

l l l l l l Exposed Painted m Asbestos fibres are "locked in" a calcium silicate base.
                                

m Ceilings are frequently damaged/disturbed or are used
for fixings.

m This material is normally included within a removal
programme through a licensed specialist.

1.02
Asbestolux
(Cape)

Board                   
    

Amosite    18-
20%

Recirculated warm air
heater cabinet baffles and
casings.

l l l l Concealed Painted m Unlikely to be damaged due to concealment, however if
damaged fibres can be readily circulated, therefore
best removed as above.

1.03
Asbestolux
(Cape)

Board or plank      
        

Amosite   18-
20%

Internal surface wall linings
to stud frames  particularly
in stairwells and high levels
in halls and where damp
conditions may be expected
(eg kitchen).

l Exposed Painted m Vulnerable to mechanical damage and best removed.

m Normally included within a removal programme through
a licensed specialist.

m This material could be disturbed during window
replacement schemes.

1.04
Asbestolux
(Cape)

Board                   
              

Amosite    18-
20%

Backings to pressed metal
sheet casings to columns
and window heads.

l l l l Concealed - m Unlikely to be damaged due to concealment.

m Window replacement work could disturb window head
casing.  A licensed specialist should therefore remove
this prior to the work.

1.05
Asbestolux
(Cape)

Board        Amosite    18-
20%

Backings to window infill
panels.

l Exposed Painted m Likely to be damaged mechanically by furniture etc
particularly in schools.

m Should be removed as part of an asbestos removal
programme by a licensed specialist.

m This material will be disturbed during window
replacement schemes.

                                                                              

1.06
Asbestolux
(Cape)

Packing pieces Amosite   18-
20%

Tolerance packs in 1.4
casings of steel columns.

l Concealed None m Unlikely to be damaged due to concealment.



ASBESTOS IN CLASP STANDARD DETAILS (contd)

Asbestos
Product

Component
Asbestos

Type
 % content

Location/Use
Building Mark

l Known location 
m Possible location

Exposed/
Concealed

Applied
Finish Remarks

2 3 3b 4 4b 5

1.07
Asbestolux
(Cape)

Board or plank Amosite     
18-20%

Lining to window board
(where fire protection to the
external wall is required).

l l l l l Concealed None m Unlikely to be damaged due to concealment.

m This material will be disturbed during replacement
window schemes.

1.08
Asbestolux
(Cape)

Packing pieces Amosite
18-20%

Fillet/packing pieces
between ceilings and stair
support beams.

l Part
Concealed

None m Edge of pack may be exposed, but it is epoxy bonded
to steel and therefore should not be dislodged. 

m Unlikely to be damaged due to location.

1.09
Marinite (Cape)

Strips/
Channels

(Brown)
Amosite 25%

Glazing beads internal fire
doors.

l l l l l l Part
Exposed

None m Likely to be disturbed upon re-glazing. 

m Consider non-asbestos based replacements upon re-
glazing.

1.10
(TAC) Asbestos
Cement

Flat strip Chrysotile
12%

Plinth weather upstand at
foot of external cladding
components; pitched roof
undercloaks.  Blocking strip
to boiler room roof.

l Concealed None m Unlikely to be damaged due to concealment.

m This material may be disturbed by replacement window
or re-cladding work.

1.11
(TAC) Asbestos
Cement

Flat sheet Chrysotile
12%

Gutter unit. l Exposed None m Freely ventilated situation. 

m Requires care during removal/replacement.

1.12
Asbestos
Cement
(Turners)

Flat and Profile
Sheet

Chrysotile
12%

Troughed boiler house roof
deck and linings.

l l l l l l Exposed None

1.13
Fortex (TBA)

Cloth Chrysotile
(white)
possible
Crocidolite
(blue) before
1970

Fire stops above
suspended ceilings in
floors and roofs.

l Concealed None m Possibility of damage during maintenance work to
services.

m Consider removal by a licensed specialist and
replacement with a non-asbestos equivalent.



ASBESTOS IN CLASP STANDARD DETAILS (contd)

Asbestos
Product

Component
Asbestos

Type
 % content

Location/Use
Building Mark

l Known location 
m Possible location

Exposed/
Concealed

Applied
Finish Remarks

2 3 3b 4 4b 5

1.14
Fortex (TBA)

Cloth Chrysotile
(White)

Bedding strips between
steel beams and PC conc.
floor decks.

l Concealed None m Trapped within the construction.

m Unnecessary and impractical to remove. 

1.15
Moulded
Asbestos Wood
Insu-lation
(TAC)

Moulded casings Chrysotile
25%

Moulded casing to
columns.

l Exposed Painted m Likely to be mechanically damaged by furniture etc.

m Consider removal through a licensed specialist and
replacement with suitable equivalent.

1.16
Vinyl Asbestos
(various
manufacturers)
eg. Dunlop
Semtex Ltd.

Floor tiles Generally
Chrysotile
20%

Floor finishes. l l l .l l l Exposed Polished
and
sealed

m Asbestos bound in thermoplastic resins. 

m All flooring materials can wear but negligible risk of
fibre release.

1.17
"Stair-
tread" Ferodo

Sheet Chrysotile
50%

Staircase finishes. .l ..l l Exposed None m Fibres sealed in rubber but subject to wear.  Minimal
risk of fibre release but high percentage asbestos
content.

1.18
Ferodo Inserts

Inserts Chrysotile
50%

Stair nosings. l l l l l Exposed None m As 1.16.

1.19
Plastic
Lagging -
Andrews-
Weatherfoil

Insulation Probably
Amosite 18-
20%

Boiler lagging. l l l l l l Exposed Painted m Consider removal by a licensed specialist and
replacement with a suitable equivalent.

1.20
'Criggion Green'
Aggregate

Pre-cast concrete Actinolite %
not known

Concrete Cladding panels
with green aggregate finish. m

m m m m m Exposed None m Not considered hazardous unless panels are damaged.

m Specialist consultation advised before drilling or
removing panels.

1.21
Asbestolux
(Cape)

Board Amosite
18-20%

Underneath some sink
drainers and worktops.

m m m m m m Exposed None m Could be mechanically damaged depending on
location.

m Consider removal.



NOT SPECIFIED BY CLASP BUT SOMETIMES FOUND IN CLASP BUILDINGS (SEE SECTION 2 PAGE 8)

Asbestos Product Component
Asbestos

Type Location/Use
Building Mark Exposed/

Concealed
Applied
Finish Remarks

2 3 3b 4 4b 5

2.01
Asbestos cement
(AC) (TAC)

Profiled sheets

Roofing-felt
Andersons/
Briggs-
Amasco

10-15% asbestos
(some flexible
boards contain a
small proportion  of
cellulose). 
Crocidolite and
Amosite have been
used in the
manufacture of AC
products, although
Chrysotile is the
most common type.

Cycle sheds external store
roofs etc.

Linings to Boiler Rooms.

m
m m m m m Exposed None m Open air situations unlikely to result in high

concentrations of dust.  Not considered hazardous
in situ.

m Weathering results in a very low rate of fibre
release over years which presents no significant
hazard.

m HSE consultation is required before repairing roofs
or attempting to clean off moss/litchen

2.02
Asbestos cement
(AC) (TAC)

Performed
moulded
products

As above. Cisterns and tanks, drains,
sewer pipes and rainwater
goods flue pipes.  Roofing
components (Fascias, soffits
etc).

m
m m m m m Mainly

Exposed
outside

None m Rainwater goods and sewers are not considered to
be a hazard in normal use.  But if worked upon and
altered could result in dust therefore precautions
are necessary.

m Open air works reduce the risk of high dust
concentrations.

2.03
Various

Asbestos
laggings

All types of
asbestos have been
used.  Content
varies (6-8% in
Calcium- silicate
slabs, 100% in
blankets, felts, etc).

Thermal insulation of pipes,
boilers, pressure vessels,
preformed pipe sections,
slabs tape, rope, corrugated
paper, quilts, felts and
blankets.

m
m m m m m m Alterations/heating system upgrading could have

resulted in the use of such materials.

m Friability depends on the nature of the lagging. 

m Potential for fibre release unless sealed.  

m Potential increases as the materials age or become
friable and disintegrate. 

m Dust released may then accumulate. 

m Removal of lagging is a licensed activity.

2.04
Roofing Felt
Andersons/
Briggs-
Amasco

Bitumen
impregnated
roofing felt

Chrysotile fibre
or asbestos paper
(approx 100%
asbestos in
bitumen).

Roof finishes.

m
m m m m m Concealed None m Bonded in and fibre release highly unlikely.

m Fibres could be released in the event of a fire.

m Discarded materials should not be burnt upon re-
roofing.



NOT SPECIFIED BY CLASP BUT SOMETIMES FOUND IN CLASP BUILDINGS (SEE SECTION 2, PAGE 8) (Cont'd)

Asbestos Product Component
Asbestos

Type Location/Use
Building Mark Exposed/

Concealed
Applied
Finish Remarks

2 3 3b 4 4b 5

2.05
Various

Sprayed
asbestos
coatings

Chrysotile
Amosite or
Crocidolite % varies
(up to 85% in
sprayed asbestos).

Thermal and acoustic
insulation.  Fire and
condensation protection. m

m m m m m Varies Usually
none

m Some materials form part of CLASP design.
Repairs alterations and upgrading could have
resulted in these.

m Sprayed coatings contain up to 85% asbestos. 

m A mixture of types was used until 1974. 

m Amosite was used for fire protection of structural
steel, condensation protection and acoustic
control. 

m Chrysotile, mixed with mineral wool and binder,
was used until 1974. 

m Chrysotile was also used as a coating on top of
other sprayed asbestos.

m Potential for fibre release unless sealed. 

m Potential increases as the materials age or become
friable and disintegrate.  Dust released may then
accumulate. 

m Removal of sprayed coatings is a licensed activity.

2.06
Various

Insulating
boards

Varies
Varies

All types % varies. Fire protection, thermal and
acoustic insulation,
resistance to moisture
movement and general
building board.  Used in
ducts, firebreaks, infill
panels, partitions and
ceilings (including ceiling
tiles), roof underlays, wall
lining, bath panels, external
canopies and porch linings.

m
m m m m m Varies Varies m Crocidolite used for some boards up to 1965.  16-

40% Amosite or a mixture of Amosite and
chrysotile.

m Likely to cause a dust hazard if very friable, broken,
abraded, sawn or drilled.

m Architect's project design or could result from
alterations.



NOT SPECIFIED BY CLASP BUT SOMETIMES FOUND IN CLASP BUILDINGS (SEE SECTION 2, PAGE 8) (Cont'd)

Asbestos Product Component
Asbestos

Type Location/Use
Building Mark Exposed/

Concealed
Applied
Finish Remarks

2 3 3b 4 4b 5

2.07 Insulating
board cores
and linings of
composite
products

All types % varies. Acoustic attenuators,
cladding infill panels,
domestic boiler casings,
partition and ceiling panels,
oven linings and suspended
floor systems.

m
m m m m m Varies Varies As above.

2.08
Various

Semi-
compressed
flat sheet and
partition
board

Fully
compressed
flat sheet and
partition board.

Tiles and
slates (made
from fully
compressed
flat sheet).

Chrysotile, Amosite
or Crocidolite %
varies.

Partitioning, shuttering,
decorative panels for
facings, bath panels, soffits,
linings to walls and ceilings
and composite panels for fire
protection.

As above but where stronger
materials are required.

Cladding.

Decking and promenade
tiles.

Roofing.

m
m m m m m Varies Varies m Unlikely to release fibres in situ. Potential to

release fibre if abraded, handsawn or worked on
with power tools, cleaned with high power hoses,
deteriorated or decomposed.

m 10-15% asbestos (some flexible boards contain a
small proportion of cellulose). 

m Crocidolite and Amosite have been used in the
manufacture of AC products, although Chrysotile
is the most common.

As above.
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APPENDIX 2 

Cost proformas showing the relative cost/sq m of refurbishing a CLASP school 
compared to the actual cost/sq m of a recently constructed new school. 

Analysis 

The proformas on the following pages assess the unit cost of constructing a new 
school, together with a similar unit cost analysis for refurbishing 3 different marques 
of CLASP. 

The 3 marques of CLASP building were analysed to ascertain if there is any 
significant difference in the unit cost of refurbishment within the Council’s CLASP 
estate.  There isn’t. 

The comparison with the new build rate has been undertaken to assess the relative 
unit cost of new build v CLASP refurbishment and to see how this compares with the 
respective PfS rates for new build and refurbishment within the FAM.   

This shows that:- 

The NCC estimate of cost/sq m of the baseline new build is:  £1,338.77 

The estimated cost/sq m of refurbishing a CLASP mk3 building is: £1,286.63 (96% of 
the above) 

The estimated cost/sq m of refurbishing a CLASP mk3 building is: £1,274.33 (95% of 
the above) 

The estimated cost/sq m of refurbishing a CLASP mk3 building is: £1,240.14 (93% of 
the above) 

Working assumptions within analysis: 

At this stage, without a detail scheme design, there will be very little difference in the 
site works costs for the refurbishment of CLASP and the Control Option for new build 
for the following reasons: 

a) The drainage will still require replacing (see main report), the car parking and 
separation of pedestrian access and security will be very similar.  

b) Additional power and other services will be the same in either case (school 
size the same & ICT power requirements similar).  

c) The DDA requirements are likely to be greater in a refurbishment, as the 
existing building levels can not be altered to accommodate level changes, this 
would almost certainly balance the reuse of small areas of undamaged 
tarmac.  

d) Any tarmac around the proximity of the building will be damaged by the 
building process and new drainage. 

Conclusion: 

Whilst the NCC estimate of cost/sq m of new build is greater than the PfS rate within 
the FAM, the Authority recognises that this is the source of the ‘affordability gap’ 



faced by all authorities within the BSF Programme.  This is NOT part of the case for 
additional funding for CLASP, and all new build cost estimates used within this report 
are based on the PfS rate and not this cost estimate. 

The cost of refurbishing a CLASP building averages at c94% of the cost of rebuild.  
By comparison, the PfS refurbishment rate is c65% of the new build rate.  This is at 
the heart of the Authority’s case for additional funding.   

Seeking to refurbish CLASP gives two major problems: (a) it cannot be remodelled 
effectively to provide transformed learning environments; and (b) it costs as much to 
refurbish (often more if it results in additional abnormals) as it does to knock down 
and rebuild. 

 
 



DESIGN SERVICES

DETAILED COST ANALYSIS

Name of project Example of recent NCC new build cost

Gross floor area 3,525.00 m2 - new build

Preliminaries shown separately Preliminaries apportioned Percentage

of

Total cost of Cost per m2 Element Element Total cost of Cost per m2 net cost

BCIS ELEMENT element of area unit unit element of area

content rate

BUILDING COST
1 Substructure 360,229 102.19 3,525.00 m2 102.19 437,754 124.19 9.28
 2A Frame 189,756 53.83 3,525.00 m2 53.83 230,593 65.42 4.89
 2B Upper Floors 8,756 2.48 104.00 m2 84.19 10,641 3.02 0.23
 2C Roof 614,333 174.28 4,202.00 m2 146.20 746,543 211.79 15.82
 2D Stairs 0 0.00 0.00 nr 0.00 0 0.00 0.00
 2E External Walls 456,779 129.58 2,199.60 m2 207.66 555,081 157.47 11.76
 2F Windows & External Doors 251,674 71.40 390.00 m2 645.32 305,836 86.76 6.48
 2G Internal Walls & Partitions 245,630 69.68 3,000.00 m2 81.88 298,492 84.68 6.33
 2H Internal Doors/ Windows/Screens 209,532 59.44 510.00 m2 410.85 254,625 72.23 5.40
 3A Wall Finishes 31,139 8.83 5,955.10 m2 5.23 37,840 10.73 0.80
 3B Floor Finishes 159,786 45.33 3,525.00 m2 45.33 194,173 55.08 4.11
 3C Ceiling Finishes 125,962 35.73 3,525.00 m2 35.73 153,070 43.42 3.24
 4 Fittings 208,024 59.01 item 252,793 71.71 5.36
 5A Sanitary Appliances 50,654 14.37 125 nr 405.23 61,556 17.46 1.30
 5B Services Equipment 0 0.00 0 nr 0.00 0 0.00 0.00
 5C Disposal installations 9,286 2.63 125 nr 74.29 11,284 3.20 0.24
 5D Water installations 0 0.00 0 nr 0.00 0 0.00 0.00
 5E Heat Source 0 0.00 13,218.75 m3 0.00 0 0.00 0.00
 5F Mechanical installations 398,465 113.04 16,743.75 m3 23.80 484,219 137.37 10.26
 5G Ventilating Systems 0 0.00 0.00 m3 0.00 0 0.00 0.00
 5H Electrical installations 423,365 120.10 item 514,477 145.95 10.90
 5I Gas installations 0 0.00 0 nr 0.00 0 0.00 0.00
 5J Lift installation 0 0.00 0 nr 0.00 0 0.00 0.00
 5K Protective installations 101,807 28.88 item 123,716 35.10 2.62
 5L Communication installations 0 0.00 item 0 0.00 0.00
 5M Special installations 0 0.00 item 0 0.00 0.00
 5N Builders Work 38,232 10.85 4.14 % 46,460 13.18 0.98

Sub total 3,883,409 1,101.68 4,719,153 1,338.77 100.00

 6 SITE COSTS
 6A Siteworks 837,183 237.50 36,500.00 m2 22.94 1,017,353 288.61
 6B Drainage 267,512 75.89 2,315.00 m 115.56 325,083 92.22
 6C External Services 98,521 27.95 1,310.00 m 75.21 119,723 33.96
 6D Minor Building Works 50,000 14.18 item 60,760 17.24

Sub total 1,253,216 355.52 32.27 % of net cost 1,522,919 432.03

 7 DEMOLITIONS/ALTERATIONS 94,085 26.69 item 114,333 32.43

Sub total 5,230,710 1,483.89

 8 PRELIMINARIES
 8A Preliminaries 776,624 220.32 14.85 % included
 8B Planning/Regulation fees 20,000 5.67 0.38 % included
 8C Contingencies 300,000 85.11 5.74 % included
 8D Pre Construction Costs 29,071 8.25 0.56 % included

TOTAL 6,356,405 1,803.24 6,356,405 1,803.24
           

 
 
 
 
 



PROPERTY DIVISION

APPROXIMATE ESTIMATE

Name of project CLASP Mark 3 refurbishment

Gross floor area 1,884.00 m2 

Preliminaries shown separately Preliminaries apportioned Percentage

of

Total cost of Cost per m2 Element Element Total cost of Cost per m2 net cost

BCIS ELEMENT element of area unit unit element of area

content rate

BUILDING COST
 1 Substructure 59,633 31.65 1093 m2 54.56 77,696 41.24 3.21
 2A Frame 13,248 7.03 1884 m2 7.03 17,261 9.16 0.71
 2B Upper Floors 0 0.00 762 m2 0.00 0 0.00 0.00
 2C Roof 164,640 87.39 1116 m2 147.53 214,509 113.86 8.85
 2D Stairs 4,640 2.46 12 nr 386.67 6,045 3.21 0.25
 2E External Walls 156,558 83.10 817 m2 191.63 203,979 108.27 8.41
 2F Windows & External Doors 247,000 131.10 400 m2 617.50 321,816 170.82 13.28
 2G Internal Walls & Partitions 112,380 59.65 1316 m2 85.40 146,420 77.72 6.04
 2H Internal Doors 82,650 43.87 197 m2 419.54 107,685 57.16 4.44
 3A Wall Finishes 32,088 17.03 2674 m2 12.00 41,807 22.19 1.72
 3B Floor Finishes 93,350 49.55 1867 m2 50.00 121,626 64.56 5.02
 3C Ceiling Finishes 102,685 54.50 1867 m2 55.00 133,788 71.01 5.52
 4 Fittings 74,680 39.64 1867 m2 40.00 97,301 51.65 4.01
 5A Sanitary Appliances 37,080 19.68 72 nr 515.00 48,312 25.64 1.99
 5B Services Equipment 0.00 0 nr 0 0.00 0.00
 5C Disposal installations 5,400 2.87 72 nr 75.00 7,036 3.73 0.29
 5D Water installations 0.00 0 nr 0 0.00 0.00
 5E Heat Source 0.00 0 m3 0 0.00 0.00
 5F Mechanical installations 231,508 122.88 1867 m3 124.00 301,632 160.10 12.44
 5G Ventilating Systems 25,650 13.61 342 m3 75.00 33,419 17.74 1.38
 5H Electrical installations 246,444 130.81 1867 132.00 321,092 170.43 13.25
 5I Gas installations 0.00 0 nr 0 0.00 0.00
 5J Lift installation 20,000 10.62 1 nr 20,000.00 26,058 13.83 1.07
 5K Protective installations 54,143 28.74 1867 29.00 70,543 37.44 2.91
 5L Communication installations 46,675 24.77 1867 25.00 60,813 32.28 2.51
 5M Special installations 0.00 0 0 0.00 0.00
 5N Builders Work 50,018 26.55 7.5 % 65,168 34.59 2.69

Sub total 1,860,470 987.51 2,424,006 1,286.63 100.00
96% of example rate

 6 SITE COSTS
 6A Siteworks
 6B Drainage See Project Summary sheet
 6C External Services
 6D Minor Building Works

Sub total 0 0.00 0.00 % of net cost

 7 DEMOLITIONS/ALTERATIONS See Project Summary sheet

Sub total 1,860,470 987.51

 8 PRELIMINARIES
 8A Preliminaries 372,094 197.50 20.00 %
 8B Planning/Regulation fees 22,326 11.85 1.00 % cumulative
 8C Contingencies 169,117 89.76 7.50 % cumulative

TOTAL 2,424,006 1,286.63
          

Nottinghamshire
County Council

Environment

 
 
 
 
 



PROPERTY DIVISION

APPROXIMATE ESTIMATE

Name of project CLASP Mark 4 refurbishment

Gross floor area 1,884.00 m2

Preliminaries shown separately Preliminaries apportioned Percentage

of

Total cost of Cost per m2 Element Element Total cost of Cost per m2 net cost

BCIS ELEMENT element of area unit unit element of area

content rate

BUILDING COST
 1 Substructure 59,633 31.65 1093 m2 54.56 77,696 41.24 3.24
 2A Frame 6,624 3.52 1884 m2 3.52 8,630 4.58 0.36
 2B Upper Floors 0 0.00 762 m2 0.00 0 0.00 0.00
 2C Roof 153,480 81.46 1116 m2 137.53 199,969 106.14 8.33
 2D Stairs 4,640 2.46 12 nr 386.67 6,045 3.21 0.25
 2E External Walls 156,558 83.10 817 m2 191.63 203,979 108.27 8.50
 2F Windows & External Doors 247,000 131.10 400 m2 617.50 321,816 170.82 13.40
 2G Internal Walls & Partitions 112,380 59.65 1316 m2 85.40 146,420 77.72 6.10
 2H Internal Doors 82,650 43.87 197 m2 419.54 107,685 57.16 4.49
 3A Wall Finishes 32,088 17.03 2674 m2 12.00 41,807 22.19 1.74
 3B Floor Finishes 93,350 49.55 1867 m2 50.00 121,626 64.56 5.07
 3C Ceiling Finishes 102,685 54.50 1867 m2 55.00 133,788 71.01 5.57
 4 Fittings 74,680 39.64 1867 m2 40.00 97,301 51.65 4.05
 5A Sanitary Appliances 37,080 19.68 72 nr 515.00 48,312 25.64 2.01
 5B Services Equipment 0.00 0 nr 0 0.00 0.00
 5C Disposal installations 5,400 2.87 72 nr 75.00 7,036 3.73 0.29
 5D Water installations 0.00 0 nr 0 0.00 0.00
 5E Heat Source 0.00 0 m3 0 0.00 0.00
 5F Mechanical installations 231,508 122.88 1867 m3 124.00 301,632 160.10 12.56
 5G Ventilating Systems 25,650 13.61 342 m3 75.00 33,419 17.74 1.39
 5H Electrical installations 246,444 130.81 1867 132.00 321,092 170.43 13.37
 5I Gas installations 0.00 0 nr 0 0.00 0.00
 5J Lift installation 20,000 10.62 1 nr 20,000.00 26,058 13.83 1.09
 5K Protective installations 54,143 28.74 1867 29.00 70,543 37.44 2.94
 5L Communication installations 46,675 24.77 1867 25.00 60,813 32.28 2.53
 5M Special installations 0.00 0 0 0.00 0.00
 5N Builders Work 50,018 26.55 7.5 % 65,168 34.59 2.71

Sub total 1,842,686 978.07 2,400,836 1,274.33 100.00
95% of example rate

 6 SITE COSTS
 6A Siteworks
 6B Drainage See Project Summary sheet
 6C External Services
 6D Minor Building Works

Sub total 0 0.00 0.00 % of net cost

 7 DEMOLITIONS/ALTERATIONS See Project Summary sheet

Sub total 1,842,686 978.07

 8 PRELIMINARIES
 8A Preliminaries 368,537 195.61 20.00 %
 8B Planning/Regulation fees 22,112 11.74 1.00 % cumulative
 8C Contingencies 167,500 88.91 7.50 % cumulative

TOTAL 2,400,836 1,274.33
          

Nottinghamshire
County Council

Environment

 
 
 
 
 



PROPERTY DIVISION

APPROXIMATE ESTIMATE

Name of project CLASP Mark 5 refurbishment

Gross floor area 1,884.00 m2 

Preliminaries shown separately Preliminaries apportioned Percentage

of

Total cost of Cost per m2 Element Element Total cost of Cost per m2 net cost

BCIS ELEMENT element of area unit unit element of area

content rate

BUILDING COST
 1 Substructure 54,143 28.74 1093 m2 49.54 70,546 37.44 3.02
 2A Frame 13,248 7.03 1884 m2 7.03 17,262 9.16 0.74
 2B Upper Floors 0 0.00 762 m2 0.00 0 0.00 0.00
 2C Roof 131,160 69.62 1116 m2 117.53 170,896 90.71 7.31
 2D Stairs 4,640 2.46 12 nr 386.67 6,046 3.21 0.26
 2E External Walls 156,558 83.10 817 m2 191.63 203,988 108.27 8.73
 2F Windows & External Doors 246,975 131.09 400 m2 617.44 321,797 170.81 13.77
 2G Internal Walls & Partitions 112,380 59.65 1316 m2 85.40 146,426 77.72 6.27
 2H Internal Doors 82,650 43.87 197 m2 419.54 107,689 57.16 4.61
 3A Wall Finishes 32,088 17.03 2674 m2 12.00 41,809 22.19 1.79
 3B Floor Finishes 93,350 49.55 1867 m2 50.00 121,631 64.56 5.21
 3C Ceiling Finishes 74,680 39.64 1867 m2 40.00 97,305 51.65 4.16
 4 Fittings 74,380 39.48 1867 m2 39.84 96,914 51.44 4.15
 5A Sanitary Appliances 37,080 19.68 72 nr 515.00 48,314 25.64 2.07
 5B Services Equipment 0.00 0 nr 0 0.00 0.00
 5C Disposal installations 5,400 2.87 72 nr 75.00 7,036 3.73 0.30
 5D Water installations 0.00 0 nr 0 0.00 0.00
 5E Heat Source 0.00 0 m3 0 0.00 0.00
 5F Mechanical installations 231,508 122.88 1867 m3 124.00 301,644 160.11 12.91
 5G Ventilating Systems 25,650 13.61 342 m3 75.00 33,421 17.74 1.43
 5H Electrical installations 246,444 130.81 1867 132.00 321,105 170.44 13.74
 5I Gas installations 0.00 0 nr 0 0.00 0.00
 5J Lift installation 20,000 10.62 1 nr 20,000.00 26,059 13.83 1.12
 5K Protective installations 54,143 28.74 1867 29.00 70,546 37.44 3.02
 5L Communication installations 46,675 24.77 1867 25.00 60,815 32.28 2.60
 5M Special installations 0.00 0 0 0.00 0.00
 5N Builders Work 50,018 26.55 7.5 % 65,171 34.59 2.79

Sub total 1,793,170 951.79 2,336,419 1,240.14 100.00
93% of example rate

 6 SITE COSTS
 6A Siteworks
 6B Drainage See Project Summary sheet
 6C External Services
 6D Minor Building Works

Sub total 0 0.00 0.00 % of net cost

 7 DEMOLITIONS/ALTERATIONS See Project Summary sheet

Sub total 1,793,170 951.79

 8 PRELIMINARIES
 8A Preliminaries 358,699 190.39 20.00 %
 8B Planning/Regulation fees 23,136 12.28 1.00 % cumulative
 8C Contingencies 161,414 85.68 7.50 % cumulative

TOTAL 2,336,419 1,240.14
          

Nottinghamshire
County Council

Environment
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Key Strategic issues
a) Access to Sports Facilities needed 

without having to expose site
b) Implementing vision ref community
c) Playing field area
d) Conditions on Lottery / Football 

Foundation money?
e) Youth Centre & Garibaldi on line 

Centre ?

Playing field ; Informal agreement to use 
adjacent site, Access problems, not 
used very often.

Garabildi on line Adult Ed with 
West Notts College 

Football foundation funded 
changing facilities & pitch, 
requires community access. At 
present whole area round 
buildings left open for access –
needs resolving

Highways will not allow south 
access on safety grounds

Narrow car access (one car) to traffic 
calmed road, mix with pedestrians 
needs resolving

1 Pedestrian gate

Development zones will need 
extensive planning and discussion 
on tight site, some ideas shown. 
Possibly on frontage to street, a 
number of options have been 
explored.

Almost certainly a need for 
temporary accommodation

S
evern T

rent sew
ers (2) no build zone

Large site slope

Playing fields under 
sized – no 
development 
permitted here

N

Young People Centre, integrated within school 
building (CLASP)

High level site comments
Garibaldi School



Block 1 Block 5
lower school Teaching, hall, DT
Clasp Mk4b (1972) - 1850 sq m Clasp Mk 3 and 5, single and 2 storey (3924 sq m)

Condition Condition
poor, glare, overheating, with narrow
corridors, level changes and classrooms
within classrooms. There may also a
geological fault through the building.
Asbestos throughout.

poor, glare, overheating, with narrow
corridors, level changes, two storey
with undersized stairs. Asbestos
throughout.

Accesability / inclusion Accesability / inclusion

Level changes, noise transfer, glare Level changes, noise transfer, glare
Suitability Suitability

Almost impossible to adapt for vision,
columns, bacing and height all prevent the
flexibility required

Almost impossible to adapt for
vision, columns, bacing and height
all prevent the flexibility required

Proposal Proposal
Demolish and rebuild Demolish and rebuild.

Block 2 Block 6
Sports Barn- steel frame - 413 sq m Mobiles (1998 & 2003) - 814 sq m

Condition Condition

Poor

poor, glare, overheating, with narrow
corridors, temporary accomodation
nearing end of life

Proposal Accesability / inclusion
The school has a four court sports hall -
demolish, no replacement Noise transfer, glare

Suitability
Almost impossible to adapt for
vision, small rooms prevent the
flexibility required
Proposal
Demolish and rebuild

Block 3 Block 7
Sports Hall & Changing - (1997 & 2007) steel Science block (2004) - 780 sq m
- 1066 sq m (594 & 180 curriculum area) Traditional construction, brick/block trussed rafter

Condition Condition

Good - retain with minor works

South facing windows and low
ceilings contribute to overheating,
fairly large spaces
Accesability / inclusion

Full disabled access, glare problems
Suitability

Recent building, whilst traditionally
build, it should be feasable to adapt
Proposal
Major refurbishment

Block 4 Block 8
Youth Centre , teaching & Catering Arts Block (2003) - 559 sq m
Clasp mk 3 (970 sq m) Traditional construction, brick/block trussed rafter

Condition Condition
poor, glare, overheating, with narrow
corridors, level changes, two storey with no
lift. Asbestos throughout.

South facing windows and low
ceilings contribute to overheating,
fairly large spaces

Accesability / inclusion Accesability / inclusion

Level changes, noise transfer, glare Full disabled access, glare problems
Suitability Suitability
Almost impossible to adapt for vision,
columns, bacing and height all prevent the
flexibility required

Recent building, whilst traditionally
build, it should be feasable to adapt

Proposal Proposal
Demolish and rebuild, decision on Youth
Centre required

Major refurbishment, all internal
walls should be removable

Nottinghamshire County Council
Design & Procurement

Existing Plan
Garibaldi School

Buildings on site
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1

2

CLASP Buildings

Recent buildings
retain

Recent buildings 
remodel

Mobiles

Tarmac car park & play

Muga (poor Condition)

All weather - recent

Key

Pedestrian access

Vehicular access

1
2

3

4

5
6

7

8

N

Site Areas
Required:  86200 sq m
Actual        65900 sq m
Shortfall resolved by using Miners Welfare pitch adjacent

approx 6m
 fall across buildings

Severn Trent Sewers

Site Plan (NTS)Key Site issues
a) Asbestos in CLASP
b) Pitch Fibre drainage
c) Severn Trent Sewer
d) Site slope and accessibility in existing buildings
e) Pedestrian/ vehicle access and noise round teaching areas

Option 1
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Garibaldi to be Centre of Learning Community

Encourage whole 
community to 

value learning

Local based learning

Mansfield Learning Partnership
to extend opportunity, break down barriers, will 

probably use ICT but having movement to different 
sites brings social advantages

Extend existing adult 
learning provisions

3-18 – federation on ethos & 
curriculum

Working with feeder schools Also provide other services to encourage community in

• Teaching split into blocks of time (1/2 days, days / weeks etc)
• Students move between hubs / pathways depending on individual ability not age ie

some may be better at one learning strand but worse at other so would be involved 
in differing pathways to suit personal learning

• Each hub timetable differently within the time block
• Students tend to stay still, appropriately skilled personnel (not always teachers) 

move over day – ICT allows change of emphasis
• This system is being used on Flexible Fridays (every Friday), 1 lesson all day
• No teacher has own classroom, rather belong to team with team area – overseen by 

heads of pathway, so 1 block may be 100 split into 4 different sessions, others may 
be 1 session with 4 staff involved

• No year or form groups – vertical tutoring

Based on RSA opening minds

Education vision

Manage 
Information

Relating
to people

How to 
Learn

Managing 
situations

Citizenship

V
er

ti
ca

l t
u

to
ri

n
g

Individual students may cross 
over to differing pathways in 
blocks of time differently

Pathways or lines of learning

Teach Skills – not subjects
Acquire knowledge through skills

Vision

Vision
Garibaldi
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ICT
•Rigor needed to allow external access
•Virtual Learning Environment (VLE)
•See nearly all work ending up on line accessible from 
home or any part of school

Workforce re-modelling
• Focus on learning, training
• Experts (non teachers?) may lead some sessions
• Support staff play greater role
• Take a number of years to get there (5?)

Vocational – building on Mansfield Learning 
Partnership

• Not all on this site – will offer some facilities within 
partnersghip – eg ICT

• Common KS4 & 5 across Learning Partnership
• Use Training Partners to deliver (e.g. West Notts

College)
• Have other students from other schools in and send 

students out as appropriate, 
• Use ICT to allow cross school teaching & tutoring (ie

video conferencing)
• Much of this has commenced in Mansfield Learning 

Partnership – the intention of all schools is to build on 
this

Building issues:
• Possibly 5 hubs of 200 each
• Flexibility – variety of spaces not moveable walls
• Eg: 100 lecture, messy or demo area, drama / teaching space, group

areas, IT etc in each hub – but flexible can mean drama convertible to 
practical etc – don’t envisage any normal classrooms, specialist 
rooms integrated into each hub, ICT can be used to teach many 
subjects more interactively.

• Learning resources – based in each hub or ICT
• Dining may be smaller, with more café like system, as blocks can 

have a longer window for lunch – but shorter breaks (ie 4 or 5 x 30 
min breaks – so space would be needed for 200 or 250 but each child 
only has 30 mins)

• Security on site an issue should be passivly designed in
• May not need common break (if social space integrated into hub) – at 

present site so compact it is noisy at breaks – so all school needs 
common break time, and due to space problems many students go off 
site at lunch. This could be resolved to give more educational 
flexibility in a new design.

• Bus parking & turning needed – for transfer to rest of Mansfield 
Learning Partnership

• Easy secure access to sports hall needed out of hours

Parts of vision to resolve:
• KS4 and tying in with GCSE (at present(), it is felt the subject teaching required for this can be slotted in the blocks
• 6th form – want to integrate, but need some differentiation to keep 6th formers at school
• Student support – some children can  not be taught in large groups, and specialist input will be needed
• Working in music & arts

Morning Afternoon
Block
Path 1
Path2
Path 3

Mon Tue Wed Thur Fri
Block

Time blocks could be 
split daily weekly etc, 
as long as blocks co-
ordinate across 
timetable

Garibaldi Vision (continued)

Vision
Garibaldi



Transfer functions 

Keep existing in use

Temporary classrooms

New build in phase (or built)

Key

Demolish & m/g, ext works

New build/ refuerb  in use by school

Control option(3): Total time on 
site: 38 months
7 temporary classrooms
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Option 2: Total time on site: 53 
months
7 temporary classrooms and 
additional dining & kitchen (temp)
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Construct DT hub in ph 1
along with Science and a gen purpose hub 
say 7 classrooms (2000 sq m new)
(note at this stage it is not known if this is 
the correct place for this hub)

parking reduced

Phase 1
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Empty 2 storey Dt, Science etc and 
demolish
Retain temporary classrooms for 2 
storey block class rooms.

Build remainder of new
Parking very restricted
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Refurbish orange blocks keeping 
teaching accommodation as 
necessary (detail design will almost 
certainly involve a temporary  work 
round on this) then demolish 
remainder and m/g
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Construct DT hub in ph 1
along with Science and a gen purpose 
hub say 7 classrooms
(note at this stage it is not known if this 
is the correct place for this hub)
Build new (2000 sq m)

Parking reduced

7 temporary 
classrooms 

Phase 1

Phase 1

3 7

8

Temp classrooms

4

1

5

GARIBALD

69

32

Garibaldi School

28

4
2

15

16

GARIBALDI ROAD

1

3
1

55
53

2

61

65

57
59

1

2

Empty 2 storey Dt, Science etc and 
demolish (1390 sq m)
Retain temporary classrooms for 2 
storey block class rooms
Refurbish 2 storey CLASP block (1798 
sq m), build new (1200 sq m).

Take out temp classrooms, provide 
temporary dining and kitchen (say 
280 sq m), school can probably use a 
hub for a hall with having a sports 
hall. Access for food deliveries would 
need resolving (if possible)

Refurbish the two CLASP blocks 
(1853), note extra cost for working 
within very confined site. In addition 
only part of block 4 are in BSF), staff 
parking very difficult.

Phase 1

Phase 1

3 7

8

Temp classrooms

4

1

5

GARIBALD

69

32

Garibaldi School

28

4
2

15

16

GARIBALDI ROAD

1

3
1

55
53

2

61

65

57
59

1

2

Demolish remainder CLASP(1782 sq 
m plus barn at 193) and remove temp 
accommodation  and make good all 
surfaces

CLASP refurb and new build will probably same time scales as the time to do foundations and steel is about the same as asbestos removal

16 months 15 months 6 months

1 2 3

1 2 3 4
16 months 15 months 16 months 6 months

7 temporary 
classrooms 
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2 Garibaldi School
Detail Phasing of 
Options

CLASP refurbish

Key points with part retained CLASP option (2) , which will severely reduce the educational 
transformation of the school :
a) The existing building will not lend itself to an effective hub, meaning there is a disparity in provision
b)The refurbishment of hall and dining will almost certainly compromise the  educational and community 
aspirations of the school (see c), another use for the block will probably not be appropriate
c) The front entrance and site layout will be compromised, it will be difficult to secure the site for 
community use after hours (as at present), the present noise issues around buildings will also remain 
unsolved.
d) The flexibility of the proposed spaces and linking up of areas of the school will be compromised.

Provide temporary dining & kitchen, 
removing classroom blocks

Additional estimated cost of 
CLASP option £1,200,000



Phase 1

Phase 1

Area breakdown
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Control ption
Garibaldi School

Estate Proposals
Demolish
6900
Retain (effective curriculm area)
774 Light refurb
1339 Major refurb

Total
New build (BB98 - retain)
9755

Recent buildings
retain
Recent buildings 
remodel
Two Storey
New Build (2 phases)

Tarmac car park & play

Play area

All weather - recent

Key

Pedestrian access

Vehicular access

Possible security line

Severn Trent Sewers

3 7

8

Site Plan (NTS)
Option 3
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Phase 1

Phase 1

Area breakdown
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Part retain CLASP
Garibaldi School

Demolish
6900
Retain (effective curriculm area)
774 Light refurb
4259 Major refurb

New build (BB98 - retain)
7127

Recent buildings
retain

Recent buildings 
remodel
Phase 1 new build

Tarmac car park & play

Play area

All weather - recent

Key

Pedestrian access

Vehicular access

Possible security line

Severn Trent Sewers

3 7

8

Site Plan (NTS)

Temp classrooms

4

C
ontractors

1

5

Demolish 
on 
completion 
of Ph 1

Retain 2 storey CLASP 
& Hall

Option 2

Issues:
• Youth centre integrated 

into a block , funding not 
available for work to this 
part of block, some of block 
4 is single storey

• Secure access to sporting 
facilities may be harder

• Retains noise and similar 
problems

• No daylight no 50% of 2 
storey CLASP & new build

• Will compromise vision as 
existing facilities are not 
adaptable to educational 
vision

• Hall has steps which are 
not DDA compliant 

• Does not allow some of 
inclusion issues to be 
resolved
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Phase 1

Phase 1
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Phase 1

Phase 1
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Temp classrooms

4

1

5

Option 3 - control

Option 2 – retain 35% CLASP

Time on site 38 months

Allows transformational vision :
• Large flexible spaces
• Site Security improved
• New open frontage encouraging schools community aspirations to develop

Time on site: 53 months - £1,105,000
Additional temporary dining & kitchen - £ 118,000
Additional costs on new build: £ 1,222,000

Educational vision will be severely compromised because:
• 35% school in largely unsuitable areas for vision and there is a disparity of 

provision
• Inclusivity problems are largely unsolved especially for wheelchair users
• Many of the present security problems remain
• Noise will inhibit delivery of vision, as at present
• The Youth block may not be refurbished giving a shabby front to the site
• It will be harder to achieve the lifelong learning ambitions of the vision with the 

old buildings on the frontage giving a non transformational appearance

Comparison of options

Garibaldi
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Key Strategic issues
a) Joint use Leisure centre on site
b) Nottingham Learning Centre options?
c) Co location of Orchard?
d) Right of way is not popular locally so 

may be able to close it
e) Site Ownership : NCC

Floodplain

Public 
footpath

Joint use Leisure centre, 
school uses hall and gym. 
NCC uses pool in day for 
school swimming. Pool has 
sprayed asbestos wall 
covering, potentially 
dangerous. A decision on 
future will effect site 
development.

Vehicular flow and clash with 
Leisure Centre use can cause 
build up on London Rd, and then 
busses unable to access site. The 
actual access is OK, but on site 
pedestrian & vehicular routes need 
resolving. Possibility of new 
crossing on London Rd

London R
d

Nottingham Learning Centre building may be of local interest, was original 
building on site, condition fair to poor. Unsuitable for NLC.

Vic Hallam block rotting, 
on structural watch. 
Recognised as one of 
the worst buildings in 
the County

Open space

Mature trees to 
front

Urban Design Officer: “Obvious … it 
should be demolished”

Pedestrian access poor, gate 
has to be locked to help secure 
site

Landscape depot & Caretakers 
house 

Tree lines on 
early map, will 
need retaining

CLASP block 
in poor 
condition 

Athletics track and All weather in poor condition, only track in area and 
some facility may need replacing, Football Foundation may part fund 
new All Weather & Changing facilities

N

High level site comments
The Grove site
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Site Plan (NTS)
Site issues
a) Asbestos in CLASP
b) Hallam timber frame rotting
c) Possible pitch Fibre drainage
d) Joint use leisure centre future unknown
e) Problems with parking & movement on site (Vehicles &  
Pedestrians inc Leisure Centre)

Existing Plan
Grove Campus

Block 1 Block 2
Main block Main School Building
Hallam (Derwent) 1955 - 2178 sq m Clasp Mk 4a (1968) - 4141 sq m

Condition Condition
poor, glare, overheating, with narrow
corridors, level changes. The building is
timber framed and on structural watch, at
end of life.

poor, glare, overheating, with
narrow corridors, level changes,
two storey with undersized stairs.
Asbestos throughout.

Accesability / inclusion Accesability / inclusion

Level changes, noise transfer, glare Level changes, noise transfer, glare
Suitability Suitability

Almost impossible to adapt for vision,
columns, bacing and height all prevent the
flexibility required.

Almost impossible to adapt for
vision, columns, bacing and height
all prevent the flexibility and large
spaces required

Proposal Proposal
Demolish and rebuild Demolish and rebuild.

Block 3 & 4 Orcharsd (London Rd)
Maths & teaching block Main Block
Clasp Mk 5 (1974) - 486 sq m CLASP mk 4b - 1047

Condition Condition
poor, glare, overheating, with narrow
corridors, level changes. Asbestos
throughout.

Generally fair to poor, some
refurbishment, asbestos throughout

Accesability / inclusion Accessibility/ inclusion
Level changes, noise transfer, glare Fair to good (special school)
Suitability Suitability

Difficult to adapt for vision, relativly small
isolated building, columns, bacing and
height all prevent the flexibility and large
spaces required

Only fair for present use, lack of
storage, small inflexible spaces for
specialist teaching required.
Suitable for NLC which requires
smaller rooms

Proposal Proposal
Demolish and rebuild. Convert to NLC

East Coast M
ain line

N

Buildings on Site

Grove Sports Centre
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CLASP Buildings

Tarmac car park & play

Muga (poor Condition)

Key

Pedestrian access

Vehicular access

Worn out 
All Weather 
& track

Option 1

Site Area
Required 8224 sq m
Actual 154880 sq m



Page: 12

Nottinghamshire County Council
Design & Procurement

Orchard & Grove Vision 11-16The Learning village

• A place all children can be educated, with 24/7 access
• Place for care, where everyone belongs
• Personalised individual learning
• Reach out to community provide excellent education 

opportunities for all
• Inclusive, with a skills unit used by both schools
• Teachers move
• Children stay on site all day

etc

Recreation/ 
social area 
for each 

House

Sports
Creative

 Arts
Library

Refreshments
Public &

Pupil

Science &
Tech centre
Open to public  & 
adult learners like 

House House
House

House House

Areas open 18 hours a day (with houses opening up s 
required - but scure during school day) these would 

Link possibly 
covered ways to 

access these 
spaces as 

Each House 
to have core 
pastora; team 
and small 
office near 

Houses to have 
flexible teaching 
spaces with space for 
200 for plenary, and 
break out spaces 
including 10/20/60 
groups, with flexible 
divisions which are 
easy to reconfigre. It 
will be used 
extensivly, for 
instance subject 
change can be by 
have virtual wallpaper 
(ie teacher walks in Admin, 

staff 
room etc

Room for 
substantial 

expansion as 
community 

R
oo

m
 fo

r 

Grove & Orchard Adjcancies & Design Vision - Nov 08

Community 'Village'

Hall

Emotional 
health & 

Extended 
services 

& entrance space 

shared with 
community 
& both 
schools 

Area secured for school use

Parking

All weather
athletics track

Delivery

Vehicle 
access and 
busses 

Ability to 
secure off 
special 

Access to joint 

facilities, DT, 

Science, drama, 

Note this bears no resemblance to size or shape of final solution

Special 
school

Through special 
school

all spaces 
adaptable for all 

ages, sizes Staff 

Staff
Training

Area

Incusion 
unit

Newark
Applied 
Learning 
Centre 

Transport, taxi, 
buss etc

Hydro / 

Secure
Outdoor space

Vision
Grove & Orchard
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Grove
• Starting as a soft federation with Orchard & Grove, 

becoming a harder federation, intending Primaries to 
join when ready

• See layout being a community / common area, 
including Sports, arts, DT & Science being accessible 
18 hours a day, with extended services and food.. 
This area will also be used by the special school 
when required.

• An extended area would have room to be expanded 
for healthcare, social services, District Council 
services etc

• The special school will be in a separate building, but 
close by and linked (covered walkway?) to the main 
school to allow joint use of facilities and crossover of 
pupils both ways.

• Grove split into houses, with individual access, a 
pastoral base, and outdoor area available to the 
house (see Diagram)

Orchard Special School
• No Corners, no communal WCs to cut bullying
• Flexible classrooms to allow (see Diag):

•Severe disabilities (inc apparatus storage)
•Sensory potential
•Asd, SLD (autistic, learning difficulties etc)

• Staff work area with bases for variety of staff, inc 
training areas

• Covered outdoor play (football, playpark etc like St 
Giles)

• Kitchen used for training, special needs etc run by 
school

• Central area – want calming visual centrepiece 
(orientation etc)

• Spa / Hydro pool
• Fitness & gym
• Hall for 200
• Library
• Link with Grove for DT, drama, science etc – share 

facilities where possible

Flexible space 
for all potential 

users

ICT 1 to1
Quiet

Vision
Grove & Orchard
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NLC Vision
Nottinghamshire Learning Centre A learning place that is not a school
Vision
• Serves 5-25 year olds, it should not feel or look like a school to all these age 

groups
• Every Child Matters: Core teaching

• Healthy Eating
• Communication
• Social Interaction
• Staying safe

• Teaching by project learning, vocational courses (KS4) with colleges, 
personalised learning, small groups supported inside the ‘parent’ school (Eg
Garibaldi & Mansfield)

• Children often dual placed and will visit for periods 30 on site – 120 on register
• Professionals can book spaces in centre to deliver needs
• Moving to in school rather than out of school solutions for BSF, prevention rather 

than cure
• Statutory requirement to be off main site? (AL please confirm)

General information:
• Youngsters generally excluded or may be
• Work with all partners, this includes working inside schools to prevent problems, 

working with vocational partners, training
• Children  have poor social skills, poor communication skills and the system has 

generally failed them to date, the centre should help them get back on a suitable 
track

Main Entrance
(sliding doors, 
open desk, 
proffesional but 
warm & inviting, 
LCD screen, to 
put people at 
ease & welcome)

Health

Counseling

Social
Interaction, 
healthy eating, 
communication, 
warm pleasant place 
more like shopping 
centre cafe than 
school dining

Teaching 
areas
Spaces for small 
group general 
teaching

DramaDrama

Multi media

Science / 
DT

Entrance

Training

Admin

Building requirements:

• Entrance: warm, professional, with access to all areas 
(see diagram) – not like a school hatch

• Base for staff (hot desking)

• Training area (for say 20)

• Variety of flexible  room sizes for groups of 4-6 (Health, 
counselling, drama, multi-media, teaching x 2 as 
minimum)

• Place for socialising, informal, meeting, communicating 
with healthy eating facilities etc (ie cyber café like 
shopping centre)

• Hall for gathering

Vision
Nottinghamshire Learning Centre



LM
O

? Leisure Centre

Expansion

Grove

Grove Sports Centre

Drain

El Sub Sta

GROVE STREET

E
lS

ub
S

ta

LO
N

D
O

N
R

O
A

D

Dra
in

EBE
PAR

K

LMO

Orchard 
Special 

Li
Leisure Centre

3

1
2

4

Grove Sports Centre

Drain

El Sub Sta

GROVE STREET

E
lS

ub
S

ta

LO
N

D
O

N
R

O
A

D

Dr
ai

n

EB
E

PA
R

K

Worn 
out All 

LMO

Orchard 
Special 

Li
Leisure Centre

3

1
2

4

Grove Sports Centre

Drain

El Sub Sta

GROVE STREET

E
lS

ub
S

ta

LO
N

D
O

N
R

O
A

D

D
ra

in

EB
E

PAR
K

Worn 
out All 

LMO

Orchard 
Special 

Li
Leisure Centre

3

Grove Sports Centre

Drain

El Sub Sta

GROVE STREET

E
l S

ub
S

ta

LO
N

D
O

N
R

O
A

D

Dr
ai
n

EB
E

PA
R

K

LMO

Li
Leisure Centre

3

Grove Sports Centre

Drain

El Sub Sta

GROVE STREET

E
lSu

b
S

ta

LO
N

D
O

N
R

O
A

D

D
ra

in

EB
E

PAR
K

LMO

Orchard 
Special 

Li
Leisure Centre

3

1

4

Grove Sports Centre

Drai
n

El Sub Sta

GROVE STREET

E
lSu

b
S

t a

LO
N

D
O

N
R

O
A

D

D
ra

in

EB
E

PA
R

K

Transfer functions 

Keep existing in use

Temporary classrooms

New build in phase (or built)

Key

Demolish & m/g, ext works
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CLASP refurb and new build will probably same time scales as the time to do foundations and steel is about the same as asbestos removal
CLASP refurbish
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? AWP

Orchard

NLC

Orchard

Construct majority of teaching space in 
phase 1.

1 2 3

1 2 3 4

4
Demolish majority of CLASP and Vic 
Hallam (4 months) then build remainder of 
Grove new build (14 months)
Retain dining (this means Orchard has to 
go back a Phase, alternatively have 
temporary dining

16 months 18 months 14 months 9 months (NLC)

Demolish remainder buildings & m/g 
build Orchard

If Orchard was moved to another part of the site, possibly compromising the core vision of integrating the Special school it may be possible to reduce time on site, but this would apply to both options.

Orchard 
Special 

Orchard 
Special 

Control option (3) total time on 
site  57 months

Construct majority of teaching space & DT 
7 Science in phase 1.

Demolish some of CLASP (4 months) then 
build remainder of Grove new build (14 
months), refurbish CLASP retained
Retain dining (this means Orchard has to 
go back a Phase, alternatively have 
temporary dining

Option 2 time on site 57 months

Key points with retaining CLASP, which compromise educational transformation
a) The CLASP block is less likely to be a useful hub, though other uses may be found, 
flexibility is likely to be compromised
b) The Science, DT etc is part of the key community aspirations (see SFC2 & 
adjacencies), the position to the rear will almost certainly compromise this part of the 
vision
c) the frontage of the building is set well back in the site and more disconected from the 
leisure centre which may inhibit community use

Demolish rest of CLASP & Vic Hallam (4 
months) build Orchard.

Note it may be possible to do CLASP 
refurbishment at this phase, but this will 
increase disruption and there are health & 
safety issues, which while not 
insurmountable are not best practice, if 
avoidable

18 months 14 months 9 months (NLC)

Grove School
Detail 
Phasing of 
Options

Both options similar cost
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