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Provision of Fibrous Moulded (and other) Plaster Ceiling Surveys
Reference: DN339464
SPECIFICATION
1.0 Purpose
To undertake full plaster condition surveys of Blackpool’s following assets: 

· Tower Circus (Blackpool Tower)

· Tower Ballroom (Blackpool Tower)

· Penny Lane (Blackpool Tower)

· Opera House (Winter Gardens) 

· Pavilion Theatre & Horseshoe (Winter Gardens)

· Empress Ballroom (Winter Gardens) - Price for re-Inspection Only 
· Spanish Hall (Winter Gardens) 
· Windsor Bar (Winter Gardens)

· Renaissance Room (Winter Gardens) 

· Derham Lounge (Winter Gardens)

· Baronial Hall (Winter Gardens)

· The Arena (Winter Gardens)

· Foyer Bar (Winter Gardens)

· Olympia (Winter Gardens)
· Empress Grill (Winter Gardens)
· Grand Vestibule (Coronation Street Entrance) (Winter Gardens)
· Gillows Bar (Winter Gardens)
· Galleon (Winter Gardens)

· Central Library

· Grundy Art Gallery

· Town Hall 
In order to assess the condition and stability of the structure and to provide a certificate of safety, and recommendations and a strategy for repair and future maintenance. 
2.0 Background and Objectives
2.1
Introduction

Blackpool Tower, Blackpool Winter Gardens, Central Library, Grundy Art Gallery and the Town Hall are historically significant heritage and tourism assets in Blackpool Town Centre.  

These assets form a major part of the tourist and residents offer in the town and as such involve a variety of uses e.g. circus, dance hall, gallery and other public space elements.  Many of the spaces are used for nationally and internationally recognised events with a large calendar of events in place.  
Blackpool Council has a duty under the Health and Safety at Work etc. Act 1974, that so far as is reasonably practicable, that workplaces and premises to which members of the public are permitted access are maintained in a condition which is safe and without risks to health. Therefore, Blackpool Council wishes to commission a survey to ensure these areas remain safe to be open to staff and the public, and inform the long-term conservation of the historic fabric.

The ceilings themselves are susceptible to damage caused by water ingress, condensation, vibration, impact, overload, age, inherent defects and inadequate maintenance over the years.  Due to the intensive use of the buildings along with restricted access to the face and voids of the ceilings has meant that in some circumstances maintenance has proven difficult.
Blackpool Council is commissioning ceiling plaster condition surveys (baseline and re-survey) to be carried out by competent inspectors and contractors as outlined in ABTT Guidance Note 20.  The baseline survey should be clear, detailed and documented record (including sketches and photographs) of the construction of the ceiling and how it is supported from the main structure of the building.   
This is a 2 year commission and should ideally include a baseline survey in Year 1 and an annual re-survey in Year 2 for each ceiling asset.  Contractors should prioritise the works according to risk, capacity and professional judgement.  In order to assist in this process, Blackpool Council has identified the top 4 priority ceilings as Blackpool Tower Ballroom (Priority #1), Blackpool Tower Circus (Priority #2), Winter Gardens Opera House (Priority #3), Winter Gardens Pavilion Theatre and Horseshoe (Priority #4).  Survey work will need to fit around commitments of these buildings as public entertainment spaces and as such a degree of flexibility will be required to manage the programme.  Programming should be agreed with the Council and the venue as far as possible in advance and methods and processes employed to minimise disruption and operational downtime. 
2.3
History

Blackpool’s key entertainment and public buildings were primarily developed from the last quarter of the nineteenth century onwards.  This mean the use of fibrous plaster (of varying quality and construction) was extensively used until the post-war period.  In keeping with the general decorative principles of the period, many of these are elaborate and of historical significance.  Examples vary from the vast rococo barrel vault of the Tower Ballroom (c1900) through to the simpler coffered ceiling of the Town Hall Council Chamber (also c1900).

This project offers a unique opportunity to work with large scale fibrous plaster ceilings of national importance as well as smaller, high quality ceilings in civic buildings.  Information from these surveys may be included as part of the research being undertaken by Historic England on fibrous plaster with an intent to feature case studies in new guidance on the repair and restoration of such features.   


2.4
Existing Documentation/Data

· Blackpool Council has commissioned 3D laser pointcloud surveys which exist already for some but not all of the buildings.  Where they exist they will be made available to the appointed consultant.  This survey extends to surfaces visible from ground level only.  This work is on-going and the resulting data will be made available to the consultant as and when available.  
· A Conservation Management Plan has been prepared for the Winter Gardens and the relevant sections will be made available to understand the development and significance of the building.
· A quinquennial costed maintenance plan has also been prepared for the Winter Gardens and the relevant section will be made available to help understand external defects which may impact on the performance of the plasterwork.  
· The asbestos register will be provided.
· Existing Baseline Survey – (Empress Ballroom only)
· Historical drawings and plans may exist in local archives and should these be available, access will be arranged.
· The appointed firm is expected to review all / any data given to ensure it is current and relevant.
3.0 Objectives
The result should be a baseline survey and subsequent re-inspections. The base line survey should give the current condition, a safety certificate and report to guide and inform the repair and restoration programme including specific responsibilities, risks, recommendations and prioritising of any remedial works with estimated costs to secure the assets long term future.

Ceiling certificates should be prepared as confirmation and evidence that the premises may be safely opened to the public in accordance with the latest guidance in the Technical Standards for Places of Entertainment
If a baseline survey cannot be completed in Year 1 of the contract then a certificate of safety should be supplied by the Contractor until the baseline survey can be carried out. 
4.0 Scope of this Commission
The surveys should be thorough and cover all elements of the fibrous moulded plasterwork and all other identified ceilings and should comply with the requirements and Technical Standards for Places of Entertainment 2015, particularly the ABTT GN20 5/2015. 
The appointed specialist contractor is expected to inspect the building archives and draw relevant information into the report.  The report should reference the desk study data provided (Conservation Management Plan, Quinquennial Condition Report and Asbestos Register) and comment how previous interventions / alterations have impacted on the condition / long term performance of the ceiling.

The format should be bespoke and tailored to the building’s construction, and populated with detailed plans, sectional drawings and photographs from above and below the ceiling, clearly indicating the main primary supporting structure(s) along with the secondary ceiling structures, where the suspended elements are located and how they connect to each other.

Defects should be recorded, location referenced and their pathology explained and a repair / management approach suggested along with an outline cost.   Repairs should be quantified in line with RICS New Rules of Measurement 2014.

Where further investigations are required, the appointed specialist contractor shall specify, the investigations and provide a cost for completing the investigations along with a provisional allowance for the repairs.
Where destructive tests are envisaged, the appointed specialist contractor should obtain Listed Building Consent / Approval from Blackpool Council and provide method statements and making good proposals for the proposed tests.
A degree of assumption may be required, these assumptions are to be clearly stated only after reasonable effects have been made to access / inspect areas.
The appointed specialist contractor should prepare designer’s risk registers and comply with CDM requirements as a designer.   The appointment of Principal Designer is not within this brief, but competency to act in this role would be desirable. Minor / spot / emergency repairs requiring urgent attention to make good are in scope of this commission and will be on an ad-hoc basis only.  
· Baseline Reports 
· Re-inspection Reports
5.0 Professional Services Required
The survey team must include as a minimum a Conservation Accredited Structural Engineer, and specialist plaster inspector, a quantity surveyor with experience of historic ceiling repairs, and craftspeople to carry out spot urgent repairs.

The appointed specialist contractor is to supply and be proficient in using endoscopes, borescopes, 3D laser scanners and high resolution photography equipment.

The provider should carry not less than £2M of professional indemnity insurance and must operate a recognised complaints handling service.
Any sub-contractors used must be clearly identified, reasons for their appointment given and assurances that they have sufficient experience, can demonstrate the skills required to a high level and they understand the obligations and nature of the work involved especially in relation to the heritage aspects and the health & safety requirements.  
The Council reserves the right to nominate replacement subcontractors who do not meet the required standards.

6.0 Constraints:
Access is the key constraint for this project both in the physical sense and in terms of scheduling the access around their public usage.
The buildings will remain in use throughout the project. Flexibility will be required to plan inspections around scheduled events.  The Contractor is to provide written risk assessments for the inspections. There may be specific dates when inspection work cannot take place or where events require minimal noise for example. Property & Asset Management will assist by providing a timetable of events at each location.  All scheduled events will be subject to change.  It is expected that any successful Contractor will have a reasonable approach to flexibility in this area, especially around work programming.  
The Contractor must comply with the site signing in, key handling and operating procedures at all times.
The contractor is to attend the site and make themselves familiar with the available access, constraints and include all reasonable access provision in the quote.
Physical constraints include working at high levels and in cramped, potentially dark conditions.  Blackpool Council Property & Asset Management will assist as far as possible in facilitating access through established access points. Roped access may be utilised to access voids without fall protection.  The appointed specialist contractor should also include for a UKAS accredited asbestos surveyor to attend the opening of voids / areas not included in the asbestos register.
If issues are encountered during the project, they must be referred to the Council at the earliest opportunity.  
Any additional access requirements considered necessary to undertake a complete inspection of the ceilings should be identified in the submission together with associated costs and methodology. 

7.0 Consultation & Confidentiality
There is no requirement for consultation as part of this commission.
Blackpool Council will undertake all required external consultation in relation to this commission. 
All information provided and created as part of this commission is to be held in confidence.  No data or information in relation to this commission should be passed to any third parties unless they are nominated and agreed sub-contractors approved by Blackpool Council.  
8.0 Programme 
The reports are required as soon as they can be practicably produced, ideally front-loaded in Year 1 of the commission. Blackpool Council is eager to ensure that the baseline reports in particular are carried out as early as possible to ensure works are well informed.   
The Contractor is to provide a draft programme with the submission allowing for some delays. The programme should include an estimated time period for the submission of the report for review and for the submission of the final draft following receipt of comments from Blackpool Council. 
9.0 Risks
The risks identified to date relate to high level working and working in cramped spaces environments. 
It is possible that asbestos will be present in and around the ceiling superstructure, and any observations of such should be reported to Blackpool Council immediately.  
An assessment of any likely risk not anticipated here should be included in the submission.
10.0 Reporting Requirements & Approval Method
The Blackpool Council contact will be the Group Property Manager.
Two hard copies of the report and one digital copy of the report should be submitted to Blackpool Council on completion.  All digital data should be in a format that can be viewed and / or considered acceptable by the client e.g. MS Office, CAD drawings.  Data which cannot be viewed by existing Council software will not be acceptable.  
Regular update meetings are required where any difficulties can be addressed in good time to ensure that any potential problems are mitigated early.
11.0 Payment

Payment will be issued within 30 days of receipt of invoice following the final issue of the report being received and approved by Blackpool Council.
12.0
Background Papers
None 
13.0 Contract

The draft terms and conditions are attached for your information. 
14.0
Contact

If you have any queries about this opportunity, please direct your questions through the ‘Question and Answer’ area of The Chest www.the-chest.org.uk.  
Fibrous Moulded Plaster Ceiling Surveys
Page 7 of 8

[image: image1.jpg]