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[bookmark: _Hlk139722433]This Technical Briefing Note outlines the purpose of weathertightness remediation and building envelope inspections and how the Ministry of Education’s (the Ministry’s) template is to be used to generate a Weathertightness and Building Envelope Assessment (WABEA) report. This briefing accompanies Version (V) 8.4 of the WABEA report template.
This Technical Briefing Note should be read in conjunction with the text of the WABEA report, the text included in the blue boxes of the WABEA report template and the yellow highlighted text.  It is noted that the text in the blue boxes is to be deleted as part of completing the report.  The yellow highlighted text is to be checked and overwritten as required.  
The amount of supporting text in the blue boxes has been considerably expanded in the V8 template.  The aim has been to provide relevant information in the template at the applicable location.
The italicised words are terms defined in the WABEA report Glossary.
For clarity the order and numbering of the paragraph headings in this Technical Briefing Note is as close as practical to the order and numbering of the WABEA report.

Executive Summary
The format and examples for the Executive Summary are set out in detail in the WABEA report template.  The examples are shown by way of the text to be deleted in the blue boxes.
This report provides building envelope remedial work recommendations in two categories.  The first is focused on the identified weathertightness failures of the building envelope related to building work undertaken during the period 1994 – 2005.
The second category covers building envelope recommendations outside the period 1994 – 2005, including short-term maintenance such as cleaning out gutters and end of life replacement items such as replacing roof sheeting.  The second category includes any available relevant building envelope items from the Ministry’s latest 10YP Plan for the particular building.
The separation of the recommendations into two categories is for the Ministry’s budgeting purposes.
For clarity it is often helpful to include specific references to Appendix A photos to further explain the recommended remediation. This is in addition to the Appendix B elevations.
It is also noted that except in exceptional circumstances it is not acceptable to have a recommendation for further investigations.  Implicit in completing the report is that sufficient investigations are to be completed which are fundamental input to the next stage of the Ministry’s processes of providing the designer with a scope of works based on these recommendations.  An exceptional circumstances situation is where it may be more productive and cost efficient to carry out further investigations during the construction phase.

1	Introduction
1.1	Purpose of Report
The primary purpose of this report is to provide asset management information relating to the building envelope.  This includes identifying weathertightness failures and general maintenance conditions of building elements that are causing, or will cause, consequential damage to the building and, in turn, to recommend proposals for remedial work under the categories of short-term repairs (within 2 years), medium-term repairs (2 to 5 years) and long-term repairs (5 to 10 years). 
Detailed observations and photos support the conclusions.  They link the asset management recommendations including weathertightness and building element failures to the recommended remedial work. The Ministry can then make an informed decision with respect to what building work, including remedial work, it may choose to undertake on the school building after considering this report alongside other building factors.
To assist the Ministry with its role as a long-term building asset manager, this report includes information on maintenance issues or improvements, such as material end of life issues, adjacent works, structural concerns, health & safety observations and routine maintenance items such as cleaning out gutters and the like.
This report will become part of the briefing information for the parties for the next stage that includes the design and documentation for the remedial and other work that the Ministry decides to undertake.

1.2	Context
Since 2012 the Ministry’s Building Improvement Programme (BIP) had carried out weathertightness remediation work based on Destructive Testing (DT) reports. These DT reports were focused on the Ministry’s policy of identifying factors that might lead to weathertightness failure of building elements at some stage, as well as actual weathertightness failures and consequential damage. 
In many cases the DT report identified a specific and localised weathertightness failure but the remediation work carried out was often a “re-roof” or “re-clad” in order to address factors that might lead to weathertightness failure of building elements at some stage in the future.
[bookmark: _Hlk22479549]The Ministry has changed the focus of future remedial work to fix actual and proven weathertightness failures, along with fixing the consequential damage.
The Ministry has decided that factors that might lead to weathertightness failure of building elements at some stage in the future will not be included in the remedial work scope for weathertightness unless the factor is considered to be likely to cause imminent failure. Supporting observational and photographic evidence is required to be included in the report in such cases.
DT reports have evolved over time. This means not all DT reports adequately differentiate between actual and potential weathertightness failures when providing their repair proposals. As a consequence, some reports are unable to be used to establish the necessary and, in many cases, reduced scope of remedial works for actual weathertightness failure alone. 
The Ministry accordingly instituted a primarily visual remediation inspection regime in 2016, as set out in the Ministry’s Remediation and Regulatory Strategy dated July 2018.  This uses the Remediation Inspection Report template, to identify the actual weathertightness failures, the consequential damage and the necessary remedial work. Learning from experience and feedback from consultants, the report template has been updated several times to this present version which is focussed on both weathertightness and whole of the building envelope issues important for the Ministry’s asset management requirements as described in section 1.3 below.

1.3	Asset Management Context
With the increasing focus on asset management and initiatives from the Ministry’s Te Haratau programme, it was concluded the previous Weathertightness Remediation Inspection report would be enhanced by including an assessment of the total building envelope.  Accordingly, the report template was modified and updated to incorporate additional building condition and asset management information to provide recommendations for the total building envelope.  The updated report is called the Weathertightness and Building Envelope Assessment (WABEA) report.
The Ministry’s 10YP plans have been identified as a valuable source of asset management information and are designed to be updated every five years. They include a roofing specialist report which provides input to the building envelope review in this report.  Four other specialist building services reports (electrical, boiler and heating, plumbing and drainage) are not building envelope related and are therefore not relevant to this WABEA report.
1.4	Inspection Methodology
Full details of the Inspection Methodology are set out in the report template itself.  Highlights of the Inspection Methodology are as follows:
Information gathering
All available documentation to assist with the weathertightness remediation and whole of building envelope inspection of the building is to be supplied by the Ministry. This can include (but is not necessarily limited to) the following:
· the DT report (usually undertaken previously but not always)
· subsequent repairs undertaken to leaks and structural issues
· subsequent reports such as air tests, structural investigations or earlier iterations of Remediation Inspection Reports
· 10YP Plans
· building plans
· asbestos report(s)
· up to date commentary from the Ministry’s representative of the building’s current condition including relevant comments from the school Principal and staff, any other pertinent information e.g., building to be demolished in five years as part of major redevelopment etc.
The above important information is usually supplied by the relevant Ministry’s representative. Although many reports are available in electronic form, some previous reports are hard copy only. Sometimes not all of the above information will be readily available.
Experience from previous remediation investigations indicates that any repairs carried out between the DT report and this report may not be well recorded.  If the repair seems to be reasonably robust and still performing, as well as there being no health and safety concerns, the fact that the repair has been carried out should be recorded in this WABEA report with the note for ongoing monitoring by the school.  It is not usually necessary to reopen previously remediated work.
It is noted that while the building surveyor may have an idea of the master planning aspects for the school buildings, this should not detract from the completion of the WABEA report as a standalone exercise.

Desktop analysis of existing information (before site visit)
Prior to the site visit it is intended the building surveyor will conduct a desktop review of the existing information with the aim of pre-populating Section 2 General Information, sub-sections 2.1 Building Overview and 2.2 Inspection Background where possible.  For Health and safety reasons, any translucent roof sheeting or skylights and their condition must be noted in the section 2.1 table, as well as the likelihood of asbestos containing materials being in the building components.  School enquiries should include a review of the hazard register and asbestos management reports (where available).
The relevant 10YP Plan is also to be included in the desktop review in the same way as the DT report. The review of the relevant sections of the 10YP Plan is noted in Table 2.6.
In addition, the information from the DT report (if available) should be input into columns 2 and 3 of Table 3.1 Weathertightness failures and remedial work summary, for further review as part of the onsite inspection.  In some cases, it makes sense to consolidate the DT report’s weathertightness failure and damage items where there is duplication of the weathertightness failures.
This latest version of the report template continues with the two options for Table 3.1.  Option 1 is used where a DT report is available and option 2 where no DT report is available.  Further details are given in paragraph 3.1 below.
It is noted that to complete Table 3.1, the DT report analysis is combined with information from the Ministry’s representative and information obtained from the onsite remediation inspection. This includes information from the Principal and staff, along with observations of the as-built construction and any consequential damage. This forms the basis of the conclusions regarding the weathertightness failures that have caused consequential damage to be recorded in Table 3.1, column 6. 
Site visit
The site visit includes undertaking a primarily visual remediation inspection of the building. This includes reviewing the repair recommendations in the DT report as to whether they were in respect of weathertightness failure, or a response to factors that might lead to weathertightness failure of building elements at some stage. The damage recorded in the DT report is visually reinspected to assess, if possible, whether there has been any increase in the extent of damage and/or it has already been repaired. 
Although the WABEA report is based primarily on a visual site inspection, it does not preclude the building surveyor undertaking limited destructive testing during the site inspection e.g., a panel might be taken off if it can be readily removed and reinstalled by the surveyor to follow up on a suspected weathertightness issue. This does not include being accompanied by an assisting builder.
[bookmark: _Hlk22478568]Approval must be obtained from the relevant Ministry representative prior to undertaking extensive DT investigation.  However, where the investigations are limited to additional drilling, taking moisture readings and observing the state of the drillings, for efficiency and economic reasons, the surveyor is encouraged to undertake these investigations at the same time as the site visit.
The site visit has a twin focus.  The first is on the weathertightness failures listed in the DT report (where available) and on any other reported or obvious failures observed from a visual inspection of the building. This is further described in the WABEA report template ‘blue box for deletion’ below Table 3.1. The building surveyor is not expected to identify any hidden damage or defects on other buildings on the site unless they are identified from the meeting with the staff. 
The second focus of the site visit is on the condition of the whole building envelope and not restricted to just weathertightness issues.


2.0	General Information
2.1	Building Overview
The section 2.1 table is to be completed according to the categories identified and the ‘yellow highlighted text to be checked and overwritten as required.’
2.2	Inspection Background
Again, this table in the template is to be completed according to the categories identified and the ‘yellow highlighted text to be checked and overwritten as required.’
2.3	Building Location
This section is aimed at showing clearly which building is being referred to using an aerial photo or similar.  It is also important to clearly explain the labelling of the building elevations, by showing for example the north elevation on the section 2.3 aerial photo.  This is particularly important where it is not clear such as when the building is at an angle to the north-south direction.
2.4	Meetings with relevant school staff
An important aspect of preparing this report and undertaking the site inspection is meeting with relevant school staff such as the Principal, administration staff, caretaker and relevant teachers.  Ensure that appointments are set up in advance of the site visit so that relevant staff knowledge and experience can be obtained.  Detailed notes from these meetings are to be recorded in this section. Clearly note any additional or conflicting naming of block by school.
It is not sufficient to simply state a meeting was held with the Principal, caretaker etc.  It is important to record the building envelope and weathertightness items the staff reported, and where and when they occurred.
2.5	Floor plan and location of observed leaks
This is a new section in the V8 template showing the location of observed leaks internally on a suitable plan.  These can be leak locations provided by the staff as well as from the site inspection.
2.6	10YP Plan information available for building envelope assessment
The aim is to ensure information available from the 10YP Planning process is incorporated for the Ministry’s asset management processes and included in Tables 4.1 to 4.3 of the WABEA report template.  Detailed examples are included in the WABEA template as shown in the ‘boxes of blue text to be deleted.’

3	Inspection – Observations and Remedial Work
3.1	Table 3.1 Weathertightness failures and remedial work summary
This section describes completing the various tables in section 3.  Considerable explanatory information is given by way of examples ‘information in the blue boxes to be deleted’ and the ‘yellow highlighted text to be checked and overwritten as required’.
Table 3.1 only covers weathertightness issues for buildings constructed or altered between 1994 and 2005. Any costs associated with building remediation outside this period are provided for in the Table 4 series described below.  This separation is for the Ministry’s budgetary purposes.
[bookmark: _Hlk75167393]As discussed above, there are a number of aspects to be included before the conclusions regarding the weathertightness failures and consequential damage can be recorded in Table 3.1, column 6, including the following:
· DT report analysis (where available)
· Information from the Ministry’s representative, Principal and staff
· Site visit observations
· Additional investigation such as invasive testing observations
· Any site observations not recorded in the DT report
· As-built construction observations
· Any likely consequential damage items
In many cases, at least some of the weathertightness failures and consequential damage issues will be known from the DT report analysis.  It will then be a matter to check on site that the situation has not significantly changed such as the damage being remediated.
[bookmark: _Hlk75178824]This WABEA report template version continues with the two options for Table 3.1.  Option 1 is used where there is a DT report available and option 2 where there is no DT report.  Further details are given in the WABEA report template ‘blue boxes to be deleted.’
With the revised Ministry’s approach for the remedial work to only fix actual and proven weathertightness failures and the consequential damage, this often means only parts of the building will require remediation.  Generally, repairs will be undertaken on an elevation-by-elevation basis to allow recladding over a drained cavity.  Where isolated repairs are appropriate, if say more than 60-70% of an elevation or part elevation requires recladding, it may be more economic to reclad the whole or part elevation.  This is seen as taking a strategic asset management view which will also be in the best interests of the Ministry as a long-term building owner.
3.2	Table 3.2 Rough order of cost
Table 3.2 Rough order of cost is designed to assist the Ministry with the scoping of the remediation and accordingly the dollar bands are relatively wide.  The cost estimates are of materials and labour only for weathertightness issues and apply to buildings covered by the Ministry’s 1994-2005 weathertightness programme.  Costs associated with building weathertightness issues outside this period are included as described in Section 4 below.  Other costs such as fire or seismic upgrades, consultants’ fees and consent costs etc. are excluded.
A more detailed estimate will be prepared for all items, except the routine maintenance items, in the next stage of the Ministry’s processes.  The detailed estimate will often be undertaken by a quantity surveyor in conjunction with the person engaged to prepare suitable contract documentation, engaging contractors and observing the construction etc.
The inclusion of the results of further investigation is described in the paragraph under Appendix C below.  Sometimes it is more economic for further investigations to be programmed and undertaken as part of the construction process.
3.3	Table 3.3 Other moisture related and/or ventilation causes, 
Table 3.3 Other moisture related and/or ventilation causes is to be used where the damage observed could be construed as being due to weathertightness failure, but is more likely due to other moisture related causes such as condensation, aggravated thermal bridging, lack of adequate ventilation and/or lack of insulation.  Where there are no such causes, Not applicable should be stated.
3.4	Table 3.4 Additional or alternative building work 
Table 3.4 Additional or alternative building work is used where it is considered the Table 3.1, column 7 building works required to return the building element to its condition “as when it was new” using comparable current materials and construction, is not code compliant or in accordance with the manufacturer’s recommendations.
3.5	Table 3.5 Subfloor, wall insulation and ceiling space observations,
This table records subfloor, wall insulation and ceiling space observations where accessible.
It is important that the subfloor and ceiling spaces are inspected if possible.  Full access into these spaces is not expected, though surveyor’s professional judgement is required.
Subfloor photographs can often be taken at access hatches or through the gaps between base boards.  Timber framed subfloors are often poorly ventilated, leading to damp ground and moisture issues being transferred to the internal environment and causing weathertightness issues.  This can be relatively easily and cost effectively addressed by laying a polythene membrane on the ground.  Subfloor dampness is usually evident from the associated damp and musty smells.
It is also important to inspect the ceiling space where accessible.  A ‘head and shoulders’ view and photograph from the access hatch is usually sufficient.  Include brief comments where inaccessible, e.g. Skillion roof, no ceiling access panels.
It is often not possible to observe the wall insulation.

4	Building Envelope – Observations, Maintenance & other Remedial Work (separate to Weathertightness Remediation)
The tables in section 4 are completed using the information available from the 10YP Plan, information provided by the Property Advisor, information provided by the school both during and outside the site visit, the on-site investigation, including both visual and destructive testing as deemed necessary, and any other relevant information including photos taken on site.  The brief description of the Tables 4.1 to 4.3 is:
· Table 4.1 Short-term remedial works summary – Urgent and up to 2 years.  This will also include imminent failure works
· Table 4.2 Medium-term remedial work summary – From 2 to 5 years
· Table 4.3 Long-term remedial work summary – From 5 to 10 years

Note for each category of works ie Tables 4.1 to 4.3, an indicative cost estimate is required. This has broad ranges and is not expected to be to a level undertaken by a Quantity Surveyor.
The WABEA report template includes examples and explanatory text using the ‘text in the blue boxes is to be deleted’ and the ‘yellow highlighted text needing to be checked and overwritten as required’ methodology.
Scope Limitations
This section has not changed from previous versions of the report.  It sets out the various clauses that have been added over many updates to describe the limitations of the report scope.
Appendix A - Photos of building
The inclusion of suitably annotated photo images is considered particularly important to the readability and usefulness of the report.  Consecutive photos of all building elevations are to be inserted at the beginning of Appendix A, even if there are no observed defects on an elevation.  The cladding types should be identified on these photos where there is any doubt.  This is particularly important where there are different cladding types on an elevation that look similar.
It is usual to describe the required remediation commencing with the front elevation and then follow around the building in a clockwise direction.  e.g., if the front of the building is the north elevation, the sequence of elevations would be north, east, south and west.
The Appendix A photos should comment on the weathertightness implications of the defect shown and what, if any, action is required.  The comments should clearly explain to the reader any weathertightness implications.  As an example, a lack of ground clearance will often result in cladding and framing damage.  However, in some cases due to a wide eave or large overhanging roof, the cladding will be sufficiently protected so there is no weathertightness failure and damage.  The photo should clearly explain the observations and conclusions so the reader understands whether the defect is a problem and needs to be remedied or not.
The DT report will often include photos showing moisture ingress and decay.  In such cases a suitable number of DT report photos should be reproduced in Appendix A with origin clearly identified.  No further destructive testing should be required where the damage is clearly shown in the DT report photos.  A visual check should be made to determine any increase in the extent of damage or as in some cases, where the damage has already been remediated.
All Appendix A photo images are to be comprehensively annotated.  The location of images shall be clearly indicated by reference to another smaller scale photo or by inserting a small elevation photo on to the main photo image.  Use a maximum of two photo images per page to ensure clarity.
Appendix B - Elevations showing remediation and repairs
Appendix B is to clearly show the extent of the required remedial work on an elevational basis including any roofing repairs from section 3 related to weathertightness remediation.  Photo images or marked up elevations and roof drawings can be used, whichever effectively shows the required remedial work.
Appendix B also shows the recommended remedial work from section 4, relating to the whole of the building envelope for remedial work not covered by the section 3 weathertightness issues.  It is helpful to show the different time periods of the recommendations ie Short term - Urgent & up to 2years; Medium term - from 2 to 5 years and Long term - from 5 to 10 years using different coloured text and text boxes.  This is shown in the legend at the start of Appendix B of the WABEA report template. 
Appendix C – Additional information from further investigations
[bookmark: _Hlk20682283]Appendix C is used where the additional information obtained from further often destructive testing is outside the scope of other report sections.  This can include items like laboratory timber test results, relevant asbestos report extracts and moisture content maps.  Otherwise, Appendix C is deleted. 
Submission of the Weathertightness Remediation Inspection Report
Upon completion of the inspection and preparation of the report, a draft version is to be submitted to the Ministry for review by the Weathertightness Remediation Panel. This version should be denoted Revision 0, as per the revision history box on the second page of the template.
Following receipt of comments from the Ministry and making any necessary adjustments, the final version (Revision 1 and sometimes Revision 2) should be submitted to the Ministry.
The four action categories in the Document Acceptance table on the second page of the report are to be completed by representatives of the consulting company preparing the report.
Health and safety issues
As noted in section 1.1 of the WABEA report template in the blue box of text to be deleted, ‘any identified urgent health and safety issue must be communicated immediately to the Ministry’s representative.’
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