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Wst 06:
Functional Adaption Strategy Study: Stage 2
Aim:
                

To avoid unnecessary material use, cost and disruption arising from the need for future adaptation works as a result of changing functional demands and to maximise the ability to reclaim and reuse materials at final demolition in line with the principles of a circular economy:
1. A building specific functional adaption strategy has been undertaken by the client and design team by Concept Design (RIBA Stage 2 or equivalent) which includes recommendations for measures to be incorporated to facilitate future adaptation.

2. Functional adaptation measures have been adopted in the design by the Technical Design stage (RIBA Stage 4 or equivalent) in accordance with the functional adaption strategy recommendations, where practical and cost effective.

	Description
	Functional Adaption Strategy and Recommendations

	Potential for major refurbishment, including replacing the facade
	The building’s precast concrete façade has been specified as a panel system, with each structural bay on each floor being cast as one large ‘donut’ panel: as shown in the architectural façade detail drawings. This has been done for ease of assembly and disassembly; limiting the number of individual elements that will need to be fixed to, or unfixed from, the building exterior. The cladding can be removed and replaced without affecting the structural integrity of the building. 
Cleaning and maintenance of the building’s façade is to be carried out by abseiling, using a davit arm system. Three davit arm anchor points have been specified for each structural bay, one more than would be necessary for cleaning the façade. This additional fixing point means that the system can be used for glass replacement, as it allows for the suspension of a cradle from the building’s roof. 

	Design aspects that facilitate the replacement of all major plant within the life of the building


	Access to plant is at basement level and a dedicated external space on the 9th floor roof level. Plant space is separate from all office floors and therefore accessible without impacting building users.
 

	The degree of adaptability of the internal environment to accommodate change in use


	The design of the core, services and fire escape strategy allows division of the office floor plates to accommodate a two-way tenancy split. Open floor plates with structure limited to the core and perimeter of the floor plate allows alterations to the internal environment.



	The degree of adaptability of the internal physical space and external shell to accommodate change in use.
	Office floor plates are column free open spaces with columns limited to the core and perimeter of the floor plate; easily enabling change in use. Space at ground level can be adapted for various uses, for example; gym, activity studio and food and beverage. Note these adapted uses may require various statutory consents and agreements to be sought if required in the future.
The office façade will be constructed from a pre-cast concrete panel system which helps to reduce the embodied carbon over using a curtain walling system. The cladding can be replaced without affecting the structural integrity of the building.
Additionally, the structural beams supporting the office floorplates have been designed to allow for the future installation of a connecting staircase between adjoining floors, thereby facilitating the letting of multiple floors to a single tenant.

	The extent of accessibility to local services such as local power, data infrastructure etc.
	Office floor plates are formed by cellular beams supporting composite concrete-metal deck with exposed soffits. This allows easy access and replacement of services. Allowance has been made in the floor build-up for a raised access floor enabling easy access to services within the floor. Any back of house power and data is provided within fully accessible designated riser, service cupboards and plant rooms.

	Standardisation to accommodate reuse and upgrading
	The building has been designed to a standardised 6000x6000mm planning grid, with internal finish dimensions specified to multiples of this. This will facilitate upgrading and reuse of both internal and façade elements.
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