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TRUST BOARD

25th June 2015

TITLE
Backlog Maintenance and implications of the 6 Facet Survey

Analysis

EXECUTIVE

SUMMARY

A building condition and suitability survey (termed a 6 Facet survey)

was carried out in October and November 2014. This identified the

backlog maintenance issues facing the Trust. A plan for managing

the backlog maintenance agenda has now been developed and is

set out in this paper.

The plan aims to eliminate or mitigate any significant estate risks

identified in the survey.

The total estimated cost of clearing the Trust’s backlog maintenance

is £19.8m, £10.9m of which is related to estate issues deemed to be

high and significant risk.

BOARD ASSURANCE

(Risk)

IMPLICATIONS

The primary estates objective is for the Trust to eradicate all high

and significant risks on its buildings, and raise the condition of the

estate to an operationally acceptable standard over a 5 year period.

The risk of not addressing these issues could lead to declining or

unsuitable standards of healthcare within the built environment.

LINK TO STRATEGIC

OBJECTICE / BAF

SO2: Excellent Experience

STAKEHOLDER /
PATIENT IMPACT
AND VIEWS

The purpose of the plan is to ensure safe and operational standards
for all buildings and the estate environment for patients, visitors and
staff.

EQUALITY AND
DIVERSITY ISSUES

Access and Equality Act assessments were included in the survey. .
The implications were reflected in the survey findings and building
condition assessments.

LEGAL ISSUES Compliance with CQC Outcome 10 - Safety and Suitability of
premises, and DoH Estates information requirements.

The Trust Board is
asked to:

To note this report and approve the development of a 5 year plan

Submitted by:
Chris Bell, Associate Director of Estates and Facilities on behalf of
Valerie Bartlett, Deputy Chief Executive

Date: 25th June 2015
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Decision: Approval

BACKLOG MAINTENANCE

BUILDING CONDITION SURVEY REPORT

25th June 2015

1. Purpose

The purpose of the paper is to report on the findings of the recent major condition survey of the

Trust’s Estate – its building assets and engineering services - and to propose a way forward.

2. Introduction

Like other NHS Trusts, Ashford & St Peter’s has a number of backlog maintenance issues that

require addressing. This paper describes the findings of the comprehensive survey of the

building condition and suitability of the Trust’s estate (also known as a “6 Facet Survey”) that

was undertaken throughout October and November 2014 and proposes a structured plan for

addressing key issues.

The survey, carried out by independent professional surveyors, is an important exercise in

estate management, and the results are used to inform the Trust about the estate’s physical

condition. Furthermore the survey is also required for providing information on the estate’s

backlog maintenance issues to the Department of Health (DoH) annually through a mandatory

return, “Estates Return Information Collection” (ERIC).

The data is also used to prepare a rolling 5 year investment plan to address high and significant

building and engineering risks; and to demonstrate compliance with the criteria of the Care

Quality Commission’s (CQC) Outcome 10 (Safety and Suitability of Premises) Regulation 15.

The survey enables the Trust to develop an appropriate plan for investment in its buildings. In
order of priority, the following objectives are used in the development of this plan -

1. Address Health and Safety and statutory issues
2. Undertake clinical refurbishments (primarily Wards and Theatres), adopting the “Patients

First” approach
3. Address building and engineering defects (unless categorised in item 1 above) within

other service and support buildings

3. Background

The survey informs the Trust’s Estates Strategy, its Capital Programme, and is used to provide
information on existing buildings for site Development Control Plans (DCPs).

Advice from the Health Building Note (HBN) 00-08 “Strategic framework for the efficient
management of healthcare estates and facilities” provides best practice guidance to NHS Trusts on
management of land and property, and directs that Trusts should adopt a risk management
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approach when developing plans to minimise high and significant risk backlog maintenance. It is
also recommended that Trusts undertake building condition surveys every 5 to 6 years

The previous survey was undertaken in 2008. It concluded that there was a £35m backlog
maintenance cost over a 10 year period. It is timely to be repeating the survey as the information
provided in it has been superseded by both site development and a further decline of ageing
buildings. Since 2008, the Trust’s maintained estate floor area has increased from 77,000m² to
83,200m² (+8%).

Estimated remedial costs provided in the survey are associated only with improving physical
conditions and statutory and fire issues. They do not include costs for other building issues e.g.
improving energy efficiency, nor the functional suitability of an area.

Three elements of the Trust’s building stock were assessed by the survey:
 building fabric (internal and external),
 mechanical systems,
 electrical systems.

The condition of a building and its engineering services are categorised from condition A through to
condition D. Condition A is new and condition D is assessed as running a serious risk of imminent
breakdown. Estates planning will aim to bring all buildings to a sound, operationally safe condition
which exhibits only minor deterioration.

High and significant risks do not suggest that a building is about to fall down or is
dangerous, but indicate risk elements that require expenditure in the short term, and should
be effectively managed as a priority so as not to cause undue concern to statutory
enforcement bodies or risk to healthcare delivery or safety.

Conditions of the buildings are indicated on a site plan as Red, Amber, Yellow or Green rated, with
red signifying the highest risk and amber significant risk. Yellow and Green colours indicate
moderate and low risks. The estimated costs provided in the survey are the works costs (net)
required to improve premises from a poor or very poor condition, to an operationally sound and
safe one.

A site plan and summary ‘dashboard’ of the survey results is given in Appendix A.

4. Survey Findings

Overall both Ashford and St Peter’s buildings were assessed as being physically sound and

operational.

The survey showed that the overall energy efficiencies associated with the buildings were

operational but that major repair or replacements would be needed within 1-3 years.

In summary, the survey estimated the total backlog maintenance budget requirement as £15.8m

over a 5 year period. This is the period accepted by the CQC for estate planning purposes in

relation to backlog maintenance. Of the £15.8m, £8.7m was deemed to relate to high and

significant risk items.
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The estimated costs represent net construction costs and do not include on-costs such as

professional fees, VAT and statutory costs (e.g. disposal of asbestos and waste electrical and

electronic equipment).

A recommended additional 25% needs to be added to works plans to provide actual (gross)

implementation costs. This results in an estimated total cost over 5 years of £19.8m (total risk)

and £10.9m (high and significant risk) respectively.

To achieve the eradication of the current high and significant estates risks would require a

minimum of an inflation indexed £2.2m (gross) capital investment each year for 5 years.

An initial block 5 year plan based on the analysis of the survey is attached as Appendix B. The

plan does not include for the costs of any service delivery nor any functional improvements (eg the

High Dependency Unit (HDU) at SPH does not comply with core standards of HBN 04-02 Critical

Care Units as identified in the 2015 CQC report).

Some low and moderate estate risks will rise in significance over time and may become high or

significant risks within the 5 year period.

The survey information and plan, and their regular reviews, form a major section of the Estates

Operational Policy.

5. Building Specific issues

The main areas of high or significant risk include the following buildings: -

 High Risks (Red):- the Ramp, Nightingale House, estates works yard at Ashford, transport

offices/garages, old boiler house and incinerator buildings (SPH)

 Significant Risks:- Abbey Wing, SPH restaurant, SPH estates offices/workshops and

surrounding buildings

High: It is recommended that the Ramp is demolished and its occupants relocated as soon as
possible. All survey facets within the Ramp were assessed as being in very poor condition.

The other high risk buildings were similarly categorised. Some of these lie on Trust land which may

be considered for disposal.

Significant: Abbey Wing building and engineering infrastructure was categorised as significant
risk. The building elements (e.g. asbestos & windows, flooring and roof) and the engineering
services (e.g. electrical switchgear, air conditioning) date back to the original 1969 construction
and are in extremely poor condition. If this building is to be retained, major replacement work is
required.

It is estimated that in excess of £2.3m is required to bring the Abbey Wing infrastructure to a
sound, operationally safe condition.

Other risks: There are some specific areas of high and significant risk within buildings that are

generally shown as yellow (satisfactory) or green (good). For example, building elements such as
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substandard suspended ceilings, poor flooring, and inappropriate lighting in Maple, May, MAU and

Oak Wards.

It is important to note that these risks do not currently pose health and safety risks to patients, staff

or visitors. However, as noted above, high and significant risks mean they need to be managed as

a priority so as not to cause undue concern to statutory enforcement bodies or future risk to

healthcare delivery or safety.

6. Implications of Survey Findings

The survey information is used to inform the development of a rolling 5 year programme of works

to mitigate the estates physical and statutory risks. The programme will be considered by the

Trust’s Capital Control Group and Infrastructure Project Group. It will further inform the DoH and

CQC regarding the Trust’s compliance with standards and management of risks within the estate.

A rolling programme of refurbishments for wards, clinical areas and operating theatres is

recommended to mitigate further decline of environmental conditions and infrastructure. In the

future healthcare standards in these areas could be deemed to be unsuitable and/or unsafe.

Access is required to these areas in order to undertake works and this will need to be carefully

negotiated with operational colleagues.

7. The Proposed Way Forward

It is recommended that the survey information becomes a Trust standard reference for the
development of policies and actions within the Estates Strategy, the Trust’s Capital Programme
and future site Development Control Plans.

Trust staff will update the survey information database at least annually to reflect works undertaken

until a further five year independent formal survey is undertaken in 2020.

The survey information will be used as the basis for development of a prioritised rolling 5 year

investment plan to address high and significant building and engineering risks.

8. Conclusion

 A survey of the building condition and suitability of the Trust’s estate (also known as a “6

Facet Survey”) was undertaken in autumn 2014.

 The report informs the Trust about the estate’s risk evaluated backlog maintenance issues.

 Cost estimates were provided for remedial (net) works costs to improve premises from a
poor or very poor condition, to an operationally sound and safe one. A recommended
additional 25% needs to be added to net costs to provide actual (gross) costs.

 Over 5 years an estimated total cost of £19.8m (total risk) and £10.9m (high and significant
risk) was identified.
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 A rolling 5 year investment plan is required to address high and significant building and
engineering risks. A minimum of £2.2m a year (index linked) is required to achieve this.

 It is recommended that the Trust develops and funds a 5 year plan to mitigate all high and

significant Risks and raise the estate to an operationally acceptable standard. This plan

would optimise the use of the estate’s buildings and facilities and be linked to the Trust’s

clinical and business objectives.

9. Recommendations

The Trust Board is asked to note this report and approve the development of a 5 year plan.
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Survey Date October 2014 UNABRIDGED DASHBOARD - ALL BUDGET ESTIMATE COSTS INCLUDED

Condition Backlog by Risk

Block Name
Total

Cost

HIGH &

SIGNIFICANT

RISK COSTS

Facet 1

Condition

Grade

Facet 2

Function

Grade

Facet 3

Space

Utilisation

Facet 4

Quality

Grade

Facet 6

Energy

Grade

Overall

Grade

High Risk £1,221,250
Abbey Wing £ 3,389,210 £ 2,278,150 B C Fully Used C C C

Significant Risk £7,445,900 Site wide2 £ 2,899,800 £ 2,072,100 C - - - - C

AREA Moderate Risk £4,908,686 Duchess of Kent Wing £ 1,673,050 £ 812,100 B C Fully Used B B B

Total Gross Floor Area (M2) 84,092 Low Risk £2,307,244 Clinical Block £ 1,115,420 £ 333,000 B B Fully Used B C C

Total Net Usable Area (M
2
) 67,274 Total £15,883,080 Theatres & DSU £ 977,250 £ 671,400 C C Fully Used B C B

Departmental Block £ 893,500 £ 488,250 B B Fully Used B C B

Building Building Volume m3 Total Energy GJ Energy Result GJ/100m3 Energy Rating The Ramp - Social Services £ 471,000 £ 266,000 D CX Fully Used D D Dx

SPH WHOLE SITE 145,405 109,763 75.49 C Outpatient Block £ 454,000 £ 232,600 B B Fully Used B C B

ASHFORD WHOLE SITE 62,620 44,950 71.78 C Ward Block £ 453,200 £ 60,950 B B Fully Used B C B

Restaurant £ 367,550 £ 17,400 C B Fully Used C D C

Backlog Maintenance Works The Ramp - Surgical Appliances £ 309,600 £ 186,200 C DX Underused D D Dx

Estates office, w/shop & stores SPH £ 301,750 £ 257,800 C C Underused C D C

Total remedial work required for the BUILDING, M&E, STATUTORY & FIRE Elements: The Ramp - Clinical Neurophysiology £ 281,550 £ 168,500 D CX Underused D D Dx

Building £5,668,200 Nightingale House £ 280,550 £ 104,000 D C Underused D D D

M&E £1,338,000 The Ramp - Doctors Mess £ 262,850 £ 207,000 D CX Fully Used D D Dx

Statutory £592,100 Estates Works Yard- ASH £ 239,250 £ 132,750 D D Underused D D D

Fire Safety £162,900 Modular Block £ 199,250 £ 42,200 A A Fully Used A A A

Backlog Total Cost £7,761,200 The Ramp - Link Corridor £ 190,200 £ 117,100 D CX Fully Used D D Dx

Day Nursery £ 159,700 £ 10,450 B B Fully Used C D B

Condition Future Planned Costs for Future Maintenance Works (5 years) Prince Edward Wing £ 153,600 £ 3,600 B B Fully Used B B B

Total remedial work likely to be required within a 5 year period for the BUILDING, M&E, STATUTORY & FIRE Elements: Education Block £ 123,050 B B Fully Used B C B

Building £3,581,120 Administration Block £ 112,600 B B Fully Used B C B

M&E £3,694,760 Chertsey House £ 71,000 B B Fully Used A A B

Statutory £530,100 High Level Link £ 66,200 £ 10,000 B B Fully Used B C B

Fire Safety £315,900 Transport Offices/Garages £ 62,100 £ 36,000 D C Fully Used D D Dx

Future Planned Total Cost £8,121,880 Heron Ward £ 60,100 £ 28,500 B B Fully Used B B B

Substation and Plant Rooms £ 50,000 £ 50,000 B - - - - B

Combined Total Costs £15,883,080 Playscheme/Creche £ 45,100 B B Fully Used B C B

Old Boiler House £ 41,800 £ 41,800 D C Fully Used D - Dx

Combined Total Costs (Including On Costs) £24,459,943 Cardiac Unit/Birch Unit (Swift Ward) £ 39,050 £ 5,500 B B Fully Used B B B

The On-costs include for: Contingency, Fees, Prelims, Profit and VAT. Operations Offices £ 32,400 B B Fully Used B B B

Brooklands Building £ 26,600 A B Fully Used A A A

Stephanie Marks Diabetes Resource Centre £ 23,700 B B Fully Used B C B

Day Surgery £ 20,600 #N/A B B Fully Used B B B

Waste Disposal (Old Incinerator) £ 20,000 £ 5,000 D C - D - Dx

Admissions Lounge £ 12,400 B B Fully Used B B B

Boiler House £ 3,400 #N/A A A Fully Used A - A

Generator Building £ 400

Standby Generator/VIE Plant £ 300 B B - B - B

TOTAL £ 15,883,080 #N/A

Facet Grade Key

Physical Condition Environmental

A - Good. Performing as intended. A - 35-55 B - 56-65

B - Satisfactory. Performing as intended, minor deterioration. C - 66-75 D - 76-100

C - Poor. Exhibiting defects and/or not operating as intended.

D/Dx - Bad. Life expired and/or serious risk of imminent failure.

Functional Suitability Quality

A - Very satisfactory, no change needed. A - A Facility of excellent quality.

B - Satisfactory, minor change needed. B - A facility requiring general management investment only.

C - Not satisfactory, major change needed. C - A less than acceptable facility requiring capital investment.

D - Unacceptable in its present condition. D - A very poor facility requiring major capital investment or replacement.

p

5%

70%

19%

6%

Breakdown of Overall Grades based on GIA

A - Good. Performing as intended.

B - Satisfactory. Performing as intended, minor deterioration.

C - Poor. Exhibiting defects and/or not operating as intended.

D - Bad. Life expired and/or with risk of imminent failure.

8%

47%

31%
14%

Condition Backlog Costs by Risk

High Risk Significant Risk Moderate Risk Low Risk

APPENDIX A
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APPENDIX B

Block programme – detailed works with Estates, Abbey Wing has a separate programme itemised in the table

Backlog Issue Specific areas for attention

2015/16 2016/17 2017/18 2018/19 2019/20

Fire systems and compartmentation.

These actions are required to address fire

compartmentation issues and to bring the

alarm and detection systems to current

standards.

May Ward

Maple Ward

SPH and

Ashford Plant

rooms

SPH Duchess of

Kent

Ashford - Ward

and Clinical

Blocks

MAU

Oak

SPH Prince

Edward Wing &

Departmental

Block

Remaining SPH

and ASH areas

Remaining SPH

and Ashford

areas

Abbey Wing (which has its own separate

sub-programme of works).

This is because of the age of the

infrastructure and original plant and

equipment has passed its useful

operational life.

Flooring

AHU & Controls

Switchgear

Roof and Gutters

Flooring

AHU & Controls

Switchgear

Roof and Gutters

Asbestos

Fire &

Compartmentation

Flooring

AHU & Controls

Sanitaryware
(Ante-natal; Blanche H,

SCBU)

Roof and Gutters

Asbestos

Windows

Roof and

Gutters

Asbestos

Windows

Fitted units
(Falcon, SCBU,

Kingfisher, Labour

ward)

Asbestos

Windows

Asbestos Management and removal SPH site SPH site SPH site ASH site ASH site
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These actions will be undertaken as other

works dictate.

Management of high risk areas (surveys

and programmes of remedial work)

Glazing and

restrictors

Asbestos

Legionella Working at

height

Re-visit

Asbestos

Glazing and

restrictors

Air Handling Units and Controls.

Mechanical works to upgrade plant to

bring up to a Health Technical

Memorandum standard for hygiene.

Theatres 2&4

Ashford and

DSU

Theatres 1&3 &

Outpatient Block

Theatres &

Departmental

Block

Theatres Theatres

Switchgear and distribution boards.

Electrical works to upgrade plant to bring

up to a Health Technical Memorandum

standard for safety.

Clinical Block Clinical Block Clinical Block Outpatients Outpatients

Lighting.

Electrical works to upgrade plant to bring

up to a Health Technical Memorandum

standard for safety.

May Ward

Maple Ward

MAU

Oak

Theatres and

DSU

Clinical Block Departmental

Block

Roofs and Guttering.

To replace defective building components

and enable the buildings to be

weatherproof and free from water ingress.

Departmental

Block

Departmental

Block

ASH site ASH site

Windows.

To replace defective building components

and asbestos to enable the buildings to be

safe, patient comfort, weatherproof and

energy efficient.

Physiotherapy Theatres & DSU ASH (Ward

Block)

ASH (Clinical

Block)

ASH &SPH

Cladding/External fabric.

To replace defective building components

SPH Theatres Nightingale ASH SPH site
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and enable the buildings to be

weatherproof and free from water ingress.

House

Ceilings and floors.

To remove Health and Safety concerns

over hygiene, slip; trips and falls.

Swift Ward

(Dementia)

May Ward

Maple Ward

MAU

Oak

Ashford corridors

Rowley Bristol

Day Nursery

Nightingale

House

St Peter’s

corridors

Clinical areas:

In the Duchess of Kent (main issues being the internal fabric condition of May Ward, the flooring, ceiling and lighting especially in, Maple,

Oak, and MAU wards and fitted units in Maple and MAU wards and sanitary-ware in Maple and Oak Wards. Lighting – most wards across

ASH and SPH and new external cladding to SPH Theatres.

Roads and paths – this was high because

it assumes complete re-surfacing. The

Estate’s current view is that we continue

undertaking patch repairs

Patch Patch Patch Patch Patch

Generators – This is a separate Capital

Project in for Electrical resilience

SPH site SPH site SPH site ASH site ASH site


