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1.0 Executive Summary

The existing Fire Stalion was constructed during the middie of the 20" Century cirea
1950, The site Is unconventional in its layout and the combination of the buildings on
site togsther with the nscessity fo maintain sgress through the site resulis In a
congested and inefficient use of space.

The main buflding generally remains as its original construction and Is now in fairly
poor condition averall. The building fails to comply with a nurnber of current legistation
requirements such as DDA and it Is considered that  has a limited future life span
without signiflcant investmsnt.

To address the current issues with the Fire Station five options have been identified
for consideration:

»  Option 1 - Do nothing
»  Optlon 2~ Full refurbishment
»  Oplion 3~ Demotish existing and rebuild at St Owen Skreet sit

Option 4a - New bufid on aliernative sile 2% 2
Option 4b — New build on alternafive site 31

Opilion 1 does not addreas any of the currerd inherent lssties and does not provide the
Authorlty with a feasible soluficn o the ongoeing eperation of the station in Hereford.
For these reasons the Do Nething' option has bsen excluded from any further

analysis,

Option 2 Is a complete refurbishment of the existing station. The existing structure of
the station is reiained but }t will underge structural repalrs as necessary. All of the
existing roofing will be replaced with new Including a completely new roof 1o replace
the existing concrete/glass block roof, Intemnally the building will refaln the existing
layout with the sxception of some new dormitories and relocation of the TV and
lectire room. The building will be completely refurbished throughout including new
Mechanical and Eleclrical installalons. Externally the exisling bulldings will be
retained and refurbished and the existing vard will be refayed,

Op#ian 3 is to demaiish all of the existing buildings on site and to develop a new Fire
and Rescue Stafien on the cleared site. The new station will need to be consiructed
within the confines of the existing sile but it is unfikely 1o meal the Flre Authorities
requiremants for & bays dus to the restricted nalure of the site. The remainder of the
site is laid with a new yard and a replacement BA facifity and 4 stage lraining lower

wili be provided,

Option 4a considers the cost of relocating the existing Fire Station fo the vacant site ai
L This Involves the Fire and Rescus Authorlly purchasing the new site
which s sigrificantly larger than required on which the new fagility fcgether with the
assogiated Infrastrustures work would be construcled. Onee commissioned and
operaticnal the existing station would be decornmissioned and sold together with any
surplus land remaining after the naw staticn had been constructed. A replacament 4
stage training fower is included in thase works.

akes the same process as 4a but using an afternate siie on
which is currertly ocoupled by

O

4b_undert
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The site al &8 2 : W closer o the
size requirad by the Fire Autherily but will require some demaiition works.

The iotal cosis for each oplion inclusive of feeé and risk but exclusive of VAT have
baen assassed as follows:

Option Gapﬁg\i Cost NPV
1 Do Nothing = N/A - N/A
2 Full Refurbishment
3 Rebulld on existing sile
4 New build
4b New bulld &=

The sbove costs exclude the following which the Authority will need io facior into the
ovaralt capital costs and whole lifa costs:

- Spedialist Fre & Rescue Service equipment
- [T and Comms equipment other than ihe equipmert aliowances
included In the casts

- Siaffing cosls
The advaniages and disadvantages of sach option are as follows:
Option Advantages Disadvantages
1 - No capital cost ' - Leaves the facifly with
Do Nothing substandard
accommodation

-Does not address falling
building fabric

-The  building services
{elecirical oircuits, hot water
pipes, radialors efc) are In
mafy Instances reaching
the end of their economic
life and will siart to fall with
increasing regularity in the
future

- Inefficlent use of the site

- No opportunity fo replacs
training faslitias (fower, sig)

2 - Substantially reduces risk of future | - Temporary relocation
Ful failure of tha bullding structurs and | required to facilitate works
refurbishment | services - Retains current site layout
: which s congested and
inefficlent.

- Hetains  currant  structure
and layout of building

2 Tek D117 9260785
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and uneconomic use of
space.

- Building still_unlikely 1o fast
the 30 year lifscycle without

ppportunity for additional future use §

-No demolition required, site Is
vacant and cleared

- Removes risk of the existing
huilding or services failing

-Modern DDA compliant
Stafion created

- Improved efficiency of new buliding
structure and components

- Sustainability measures included

- Improved training facifity

- Lowest Capital and NPY option

Fire

further stibstanttal
invasimeni,
3 -Modern DDA compliant  Fire | - Temporary refocatlon
Rebuild on] Siaflon created required to facilitate works
existing site | - Improved efficiency of new building | - Bullding  stif unlkely fo
structure and componients satisfy  reguirements I
- Susiainabifity measures inclidsd terms of bay numbers (8
- RBemoves nsk of the existing | requirad).
building or services falling - Building required within the
- Improved training facility conilned site,
4a -No requirement for temporary | - Risk of the existing buitding
New Bulld at i relocafion or services failing during the
- Large site aliows creation of ideaf construction of the new
facility fachty
-Large site provides polential | - Inablity to sell exsiing site

when new facility comglate

- Inability 1o ssll surplus fand
once new facility created

- Site i significantly larger,
than required

- Risk of
contamination
previous Usa

ground
from

4b
New Buiidat

- No requiremant for lemporary
relocation

- Large site allows creafion of ideal
faciity

-large site provides potential
opportunity for additional future use

- Removes nisk of the existing
building or servicss failing

-Medern DDA compliant
Station created

- improved efficiency of new building
struciure and componsnts

~ Sustainability measures includsd

- Improved training facility

Fire

- Risk of the exisiing building
ar services falling during the
construction of the nsw
faciilty

- inability to sell exising sfte
when new facility complete

- Inabiiity to self surplus Jand
once new facility created

- Site is larger than required

- Demoliiion  of  exsting
huildings required

- Risk of ground
contamination from

previous uss

2
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Summary

Option 1 Do Nothing' does fittle except defer expenditure. With no Initial expendiiure
to address the components of the station requiring immediate attention it doss not
offer tha Fira Authority a feasible sclution.

Opfion 2 ‘Full Refurbishment' substantially reduces the rlsk of failure of the existing
building strusture and sesvicas but doss not provide the Fire Authority with a long term
investment for the building. it is considered that due o The nature of the site and the
condiion of the bullding that significant investment will be requirad during the 30 year

life cycle.

Option 3 ‘Rebuild al St Gwen Strest’ replaces the existing station with a modern DDA
compliant fire station with a replacemsnt training fower. The new stalion also
incorporates some sustainable technologies and offers ihe Fire Authority the chance
to create a more afficient building but it is apparent that this option will not provide the
§ appliance bays required. This option also suffers from the requirement for a
ternporary relocation in order to facilitate the works.

Option 4z ‘New Bulld ot 2R fully satisfies the requirementis of the Fire and
Rsscus Authorily with improved as, efficiency, health and safely, sustainability
and ihe opporiunily to create the Ideal siation on a large cleared site. This cpiion does
howaver have some inherent risk as it is sensiive to land prices in both the purchase
and sale of the surplus land. 1t is also recognised that there is some risk with potential
land remediation required as a result of the prior land use which is currenily unknown,

Option 4b ‘New Build fidly satisfiss the requiremsnis of the Fire
and Rescue Authority with improved facilities, efficlency, health and safety,
susiainability and the opporiunity to create the ldeal staflen on a farge site. This optlon
does howaver have some inherent risk as It Is sensitive to land prices In beth the
purchase and sale of the surplus land. This option would however Include some
demolition of ine existing buildings and poteniial land remediation caused by the prior

use as a bus station.

The study concludes thal option 4a, new build a s roprosents the hest
yaiue for money and provides the Fire and Rescus Authority with the chance to creale
the ideal station o salisly both themselves and the public. The sile is significantly
larger than required and i is recognised that this could be a polential risk In terms of
sale of the surplus land but al this early stage this largs site could also provides the
Fire Authority with the oppartunity to consider future viffisation of part of this space.
Such risks togather with thet of ground comamination from prior use should be subjact
to sarly consideration at the next stage of development in order to reduce the financial

Habitfty of the Athority.

4 Tel: 9117 926 6785
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Introduction

Hereford & Worcesier Fire and Rescue Authorfly are develuping a strategy for the re-
provisior/relocation of the Hereford Fire Station within ihe context of thelr overall
Capital Praperly Strategy and Asset Management Plan.

The existing Fire Station was constiutted during the middie of the 20" Century clrca
1650, The stte is curently occupled by & number of buiidings which include the main
station which fronts onto St Owen Sirecl, aggEs ¥ a

room, a 5 storgy training lower, a E58
3 hiock currently occupled by the Bign Post
adjacent the main buliding from St Owen Street and
The site is unconventional in its layout and the combination of bulldings combinad with
the nacassity to maintain egress through the site results in a congested and inefficient

use of space.

The main bullding generally remains as lts original construction and is now in falrly
poor condition overall. The building fails to comply with a number of current tegislation
requirements such as DDA and 1t ts considered thatf i has a limited future life span

without significant investiment.

To address the current jssuas with the Fire Station five options have been identified
for conslderation:

Option 1~ De nothing

Opticn 2 - Full refurbishment
Cpticn 3~ Demolish existing and rebuild at St Owen Strest site
Opticn 4a -~ New build on alternative site 2¢ :
Option 4b — New build on afternative sife

- - - - -

5 Tak 0117 528 0785
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3.0

Methodology

Cartial costing Information

The construciion capital costs are based upon the Consultants internal cost databasa
for similar projects updated to currant prices (2" Quarter 2010).

Capital costs for new buildings are based unon £/m2 rates from tn house data and
BCIS average prices, uplified for inflalion as appropriate.  Capital cosls for
refurbishment of the existing station are based upon the siie visit conducied hy Gyril
Swestt in the presence of Property Services. Capital cosis for site works and
infrastructure are based upon allowances derived from those included for previous
Fire Siation eppraisals and comparative in house data.

Detalled Gapital costs can be found in Annex A. Key costing assumplions and
axclusians for each option are detailed with the costs for each option.

Costs will remain valid for 1 Quarter, they will then require review fa reflect any
changes that may ccour i the curently unstable market conditions. As a guids, the
current forecastad trends indicate a fall in prices to the end of the year (4~ Quarter
2010) of almost 1% but then In the next year between 4 Quarter 2010 and the 4%
Quarter 2041 forecast an Increase of 2.8%.

Whole life costs

The whole life cost models are based on a 30 year cycls.

Cyclical replacement casts havs been exiracted from the BCIS average life cydle
pricss for Fire Statlons updated to 2™ Quarter 2010 price levels. The £/m? rates
‘neluded ars for decoratlon, works fo fabric, services, utilities, overheads and external

works/services.

Maintenance and other costs including cieaning, business rates and healih and safety
cosie are based on figures provided by the Fire and Rescua Authority for Worcester

Firs Station.

Rosidual values are based upon on a 50 year building life expeciancy and the
proportion of this perlod left at the end of the whole life cost oycle. 1 should be noted
that Option 2 assumes that ihe building despite undergoing significant invesiment will
not iast the 30 year cycle. The costs of underaking the opfion 4a new bulld station
have therafore been included at ysar 16 when i is anticipated that the current buliding

will be reaching the end of its sconomic life.

The costs provided within the appraisals are Indicativa only for comparison purposes.
They do not necessarily reflect the actual expenditure during the life of the cycle as
key decisions on matarials and building form have not baen made.

The expocted fife cycle of each option has been considered over a 30 year perfod with
a discount rale of 3.5% in accordance with current government guidance. Year & in
the cost maode! is the current ysar.

Whele life cost modsals for all options are provided at Annex B

g Tsk 0117 9280785
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4.0 Options Gonsidered

Qption 1 — Do Nothing

Option 1 doss not address any of the current inherent lssues and does ot provide the
Authority with 2 feasible solution o the ongoing operation of the station in Hereford.
Far these reasons the ‘Do Nothing' option has been excludad from the analysis.

Option 2 — Full refurbishment

The refurbishment cost has been developed by Cyril Sweett based upon the site visit
conducted and the buiiding condition repori produced by Allen, Sheppard & Partners
Lid. The details are summarised In the Cost Plan developed which is provided at
Annex A. Due to the substantial nature of the planned works the existing station must
be temporarlly relocated for an estimated 18 month period to facifftate the works,

As the cost of including the constniction of a new build facility after 15 years
significanily increases the whale fifs costs of option 2 it was deemed appropriate 1o
subject the costs to a sensitivily analysis. The whols fife costs have tharefors been
considerad for maintalning the existing faciity for the duralion of the life cycle, The
results of this analysts can be found in Armex C.

Option 3 — Rebuild on axisting site

New build costs have been based upon Worsestershire County Counclls (WGGC)
sketch plan proposals for & new Hareford Fire Stafion which generate the total gross
internal floor area of 1,838m% The cosls are based upon the BCIS average bukiding
pricas £1 351/m? adjusted for inflation and focation. Allowances have been included
for the associated site works 1o e remalnder of the existing site jogether with the
demolition of the sxisting buildings. Once again, due to the substartial nature of the
planned works fne existing station must be temporarily relocated for an sstimaied 18
month peried to facllitate the works. It should be noted that whilst ihe costs are hased
on WCC's sketch design It Is racognised that this design would not be possible due o

the restricted nature of the site.

Options 4 and 4b — New bultd

New huild costs have been based upon Waorcestershire County Councils (WGG)
sketch plan proposals for a new Herefard Fire Station which generate the total gross
Internal floor area of 1,038m" The site works are pased on WCC's sketch site plan
proposals for the same. The costs are bassd upen iHe BCIS average building prices
£4,351/m® and a number of assumplions based on asrial images of the two sites have
besn made for the site works required. An aflowance has been made for
5106/Highways improvements works to access the sites and in the case of option 4b
an allowance has been made for demolition of the existing bulldings together Wwith
some minor remadiation caused by the exisling site use as 5

As the costs of option 4a and 4b are subjsct 1o risk in respect of fand prices and
potential requiremenis fof remadiation It was desmed appropriate 1o subject the cosis
to a sensfivity analysis. The whole life costs have therefore been considered for an
increased land purchase value, a decreased sale value and for more significant tand
remediation at both sites. The resulis of this analysts can be found in Annex G

7 Tel: D117 §28 D785
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5.0 Capital Costs & Whole Life Costs
5.1 Option 1 - Do nothing
This option does not have a capital or wholg lifs cosls.
5.2 Ogtion 2 - Full refurbishment
Tha overell capltal cost estimates are:
Element Cost
£

Subtotal

Refurbishment Works

Temporary Belocalion

Temporary Lease {inc fees & legais)
Gonstruction costs

Fees

Furniture, squipment, telephony & data
Dacant

Contingency

Subloial
Total (ex VAT)

VAT
Total (Include YAT @17.5%)

Construction Costs

Fees .

Furriture, equipment, telephony & data
Decant

Gontingency

The net present value is as follows. Note that this includes the cost of 2 new bulld
facility after 15 years. This figure is exclusive of VAT,

Flement 30 Years
£

NPV discountad by 3.5% per annum

8 Tal Q117 8264785
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5.3 Option 3 - Rebuild a{t\Worcesfer Road site
—____
The overall capital cost estimates ars:
Element Gost
£

Tamporary Relocation
Temporary Lease (inc fees & lagals}

Construction costs
Feas
Furniture, equipmant, telephony & data
Decant
Contingency
Subtotal

Demalish & Rebulld Works
Construction Costs
Fees
Eurniture, equipment, elephony & data
Decant
Contingency
Suhiotal
Toial {ex VAT)

VAT
Total (Include VAT @17.5%}

The net present value Is as follows. This figure is exclusive of VAT.

' Element a0 Years
£

| NPV discolinted by 3.5% per annum

—

g
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54 Option 4a - New huild ong

Tha overall capital cost estimates are!

Element Cost -

New Bulid Works
Gonstruction Costs
Fees
Furnitare, equipment, telephony & dafa
Decant
Cortingency
Sublotal

Land Costs
i.and Costs
Feas & Legals
Subiotal

Recelpis
Sale of exisling
Fess & Legals
Sals of surplus land ¢
Faos & Legals
Subtotal
Total {ex VAT

VAT
Total {Include VAT @17.5%)

The net present value Is as follows, This figure is axclusive of VAT,

Element 30 Years
£

NPV discounted by 3.5% per anmum

1
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5.4 Option 4b - Maw build on Commaercial Road Slte

The overall capital cost estimales are:

Element Gost
o

New Build Works
Construction Costs
Foes
Furniture, equipment, telephony & dala
Dacant
Confinganocy
Subtolal

Land Costs
Land Cosls
Fees & Legals
Subtotal

Recsipis
Sale of axisiing
Faes & Legals
Sale of sumplus land &
Fees & Legals
Subiotal
Total (ex VAT}

VAT
Toigl {nciude VAT @17.5%)

The net present valus is as follows, This figure is exclusive of VAT,

Element 30 Years
£

NPV discounted by 3.5% per annum

1
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8.0 Conclusions and Recommendation

The capital cost and net presant values for e options are as follows, which indicate
that a new bulld faciiity on th is the preferred option fingncially.

Gption Capital Cost NPV
i £ g

1 Da Nothing NIA NIA
2 Full Refurbishment

3 Rebutiid on existing siie
4a-New bilcg
4h New bul

When the Ssnsitivity of alternate scenarios Is considered 1t becomes ciear thal the
rew build option remalns the preferred option.

If the existing buitding could be retained for the full 30 year life oycle period it would
&ttt not offer the best value for meney with an NPV ok 2 as Husirated ai

Annex G,

In a separate analysls the major risks associated with the new build oplions wers
axamined 1o determine whether the effects of an increased land purchase valus, a
decreasad sale value and more significant land remadiation at both sites would

change the order of the options.

e

The restits on the NPV of Option 4a and 4b were to increase them toGa dtand
respectively. Both of these silll remain well within the next iowest MNPV and
thus opticn 4a remains the preferred option. The analysis can be found In Annex C.

g
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