Frequently Asked Questions

  

1. Why does the UN need to renovate? 

· The original UN structures were built between 1950 and 1952. These buildings have aged considerably and clearly lack the standards that are expected in a modern and safe building. Renovating the complex is the most cost-effective way of replacing aging and inefficient equipment, bringing the complex up to the same safety standards as other buildings in New York, and preventing future deterioration. 

2. What’s included in the CMP? 

· Refurbishment of the UNHQ complex to replace deteriorated systems, meet current codes and standards, meet modern security standards, and improve environmental performance. The proposed scope is described in the Report of the Secretary General on the Capital Master Plan (A/57/285), with an update on scope issues and options in the Fourth annual progress report on the implementation of the Capital Master Plan (A/61/549). 

· The UNHQ complex is over 17 acres, and includes 6 buildings totaling about 2.6 million square feet. 

3. By how much will the UN complex be expanding? 

· Not at all. The CMP is a refurbishment project. 

4. Why not tear down the existing buildings and start over? 

· The UN complex is both an historical and architectural landmark. It is seen all over the world as a symbol of the United Nations itself and it is a rare example of the international style architecture of the 1950’s. 

· It would be almost impossible to re-create the quality of the original construction and materials at a reasonable cost today. The structure is a safe system, rarely utilized today, of steel framing encased in concrete; the existing stonework at the ends of the Secretariat building is four inches thick -- unlike modern stone cladding, the stair towers are enclosed with concrete block, and are wider than required by code. Throughout the buildings, durable and high quality natural materials are used. 

· The problems that are leading to the need for a renovation are largely associated with aging building systems, not the basic construction. 

· Demolition is not cheap –the hazardous materials would have to be removed first, the buildings would have to be demolished floor by floor, and every single function would have to find a temporary home elsewhere. 

· It would neither save time nor money. 

5. What is the current state of the Secretariat building? How rapidly is it deteriorating? Will it become uninhabitable in a certain number of years? 

· The building is not rapidly deteriorating and it is being maintained on a regular basis. The UN spends about $35 million a year on maintenance. Many of the parts and pieces for the mechanical and electrical systems cannot be bought anymore so they are being adapted by our craftsmen in the basement shops in order to keep the systems running. 

6. Why is the CMP now being implemented in a phased approach to carry out the renovation instead of doing the work all at once, as previously put forth to the GA? 

· The approved swing space option to occupy a building to be constructed by the United Nations Development Corporation (UNDC) immediately south of the UN is no longer available; alternative swing space costs in the commercial real estate market are high and can go even higher; and the rapid inflation of construction costs – these developments called for a re-examination of the strategy and alternatives for the CMP. A phased approach will maintain a functional, visible, secured UN Headquarters in New York at its current site. It will minimize dependency on external elements, including the NY City real estate market. 

7. What will a phased approach to the refurbishment look like? 

· It will phase the Secretariat building from top down, including a series of secondary moves. Curtain wall replacement is the critical and most difficult factor affecting the phasing. Headquarters activities will be largely retained at the current site during the renovation. The temporary conference facilities will be of reasonable size; approximately 100,000 square feet (a two story temporary building). 

· Within the Secretariat building, at every phase at least one entire protective floor will be left empty (buffer floor) between the construction and occupied areas. Likewise, each horizontal segment of the Conference building (first basement with the first, then second, third and fourth floors together) will be kept empty during its renovation. To avoid disruption of meetings above or below construction to the extent possible, nearby components of the renovation will be scheduled to occur in this building outside of normal business hours. 

· Every attempt will be made to minimize disruption to the ongoing work taking place on the campus during construction, however, it should be anticipated that there will be noise and at times other inconveniences. 

8. Where will staff and meetings go? 

· In the phased approach to the refurbishment, a temporary building will be built on the North Lawn for meetings and conferences. Office swing space for about 10 floors of Secretariat staff will be leased off site, as well as library swing space. The exact location of office and library swing space and which parts of the Secretariat will be moved off-site is under review. 

9. How will the UN continue all its activities during refurbishment? 

· We will certainly not be able to accommodate everything. Many activities will have to be curtailed for part or all of the duration of the renovation. Detailed planning has commenced and will be continue to be fine-tuned all the way up to the start of the renovation. A key participant in this detailed planning will be the construction manager, who will join the team in early 2007. If they so desire, clients are encouraged to seek creative solutions to mitigate the impact of the temporary curtailment of their activities on their own and off-site, where possible. 

10. What about asbestos abatement? Will it be safe for UN staff? 

· There are very stringent requirements for asbestos procedures, and those would be followed by the CMP. First, the work area will be sealed with plastic. Contractors are required to place fans to keep the work areas isolated and at a negative pressure so that no air particles can escape. 

· During asbestos removal, the air supply and required return systems will be isolated from any other mechanical or electrical system in the building. The Secretariat building has separate supply and return air fans and separate intakes and discharge for groups of floors – typically 5 floors. Air from one system does not cross over into another system. 

· Maintaining the buffer floor is ideal for safe asbestos abatement in the Secretariat building since the perimeter heating-cooling units draw air from the floor immediately below. 

· Independent testing for the presence of any asbestos fibers will occur before, during and after the work, both within the work area and outside of it. The space is then kept evacuated for approximately 24-36 hours after the abatement is completed. 

· We believe that this will be an entirely safe and feasible process for UN staff; many other facilities have successfully conducted safe asbestos abatement in this manner. 

11. How long will the project take to complete? 

· The completion date is planned to be April 2014. 

12. Are there any new facilities proposed as part of the CMP? 

· Yes. Three 60-persons sized conference rooms within the existing GA building. 

· Many other functions will be consolidated or put in new locations, so the environment will be new for an “old” function. 

13. Why will the project cost approximately $1.9 billion? 

· The estimate includes the costs for the renovation work and the cost for conference and office swing space. Broken down, approximately $739 million is allocated for costs for the renovation; $168 million for contingencies; $207 million for professional fees and management costs; and $318 million for forward pricing escalation. In addition, $148 million is estimated for office swing space, including the library and $66 million for conference swing space arrangements. 

· Part of the Capital Master Plan are now also scope options for $230 million that go beyond the basic refurbishment. These include additional protection against blasts ($166 million), a strengthening of the redundancy of building systems during emergencies and external utility failures ($36 million), and environmentally responsible sustainability measures, like using solar energy for certain systems ($28 million). 

· The allowances for cost escalation and contingencies are based on industry standards. 

14. What is the UN doing to control costs? 

· First, providing a reasonable budget plan as a starting point; 

· Second, requiring complete coordinated design documents and good investigation of existing conditions; 

· Third, making the project attractive to competitive qualified bidders; 

· Fourth, controlling the scope –not allowing the project to be stretched into anything more than its original intent of barebones infrastructure and safety work; 

· Fifth, providing strong leadership and real world design and construction expertise to make sure all of these things happen. 

15. How can we have a Capital Master Plan project without buying new furniture? 

· New furniture will be paid for out of the UN’s regular budget, closely coordinated with the CMP. 

16. Why is it taking so long to get started? 

· First, a study was done, which was expected to lead to a series of two-year repair projects. Instead, the study found that so many systems were so far past the end of their useful lives that a repair program like that would be wasteful and inefficient. A total refurbishment program (CMP) was proposed to the General Assembly in 2000 (A/55/117). 

· The General Assembly requested that a plan be developed with all viable alternatives. An architectural and engineering team was hired to develop those alternatives. The alternatives were reported to the General Assembly in 2002. A specific scope, options, and an approach to the phasing and swing space was selected. 

· Architects and engineers were selected to start the actual design work in 2003. Several detailed studies required to make major design decisions have been completed, and design for refurbishment is underway. 

· When it became apparent in the summer of 2005 that the original approach was no longer feasible, a 60-day review was undertaken which led the Secretary-General to recommend a revised, phased approach to the General Assembly. Approval by the General Assembly for the new approach was obtained in June 2006, Now the last phase of design, and construction documents phase is underway. 

· In December 2006 the General Assembly approved funding and a financing plan for the Capital Master Plan. 

17. How will the North lawn be used during construction and renovation? 

· The phased strategy will utilize the North Lawn area for a temporary conference building. 

· It will be also be a a storage and staging area for the construction contractors 

18. How is the project being financed? 

· The initial financing for a preliminary phase (developing viable alternatives) and detailed design work came through special assessments to all Member States. 

· Funding for the Capital Master Plan is coming from the Member States. They are assessed using the scale for the regular 2007 budget assessments. And should need be, a working capital reserve fund financed by Member States and an internationally syndicated letter of credit facility for the duration of the construction contract will cover temporary cash flow deficits. 

19. What has been spent on maintenance in the past 10 years? 

· Below is a summary of maintenance-related expenditures for the United Nations Headquarters for the past 5 biennia by category of cost. 

	Cost Categories
	1996-1997
	1998-1999
	2000-2001
	2002-2003
	2004-2005
	10-yr Total

	Alterations and major maintenance
	11,472,820
	18,813,280
	18,586,263
	15,995,062
	10,773,305
	75,640,730

	Regular maintenance
	12,910,872
	15,445,908
	13,747,296
	13,787,258
	13,485,308
	69,376,642

	Utilities
	20,741,401
	19,296,531
	28,007,520
	26,157,452
	30,052,206
	124,255,110

	TOTAL
	45,125,093
	53,555,719
	60,341,079
	55,939,772
	54,310,819
	269,272,482


20. Isn’t the Secretariat building (a) much more crowded than it was originally intended to be or (b) grossly inefficient? 

· Neither. The Secretariat building occupancy is about average for a high-rise building, and the current density is close to the original plans. 

· However, the space is not used consistently, and the existence of multiple levels of office standards makes it hard to make floor plan changes. 

· In comparison to other organizations, existing UN space standards for individual offices are high, but do not allow adequate space for meetings or discussion, and space is wasted in extra corridors. 

21. What role has the U.S. Government Accountability Office (G.A.O.) played in the CMP? 

· At the request of the US Congress, GAO has twice reviewed the capital master plan. Their review was helpful to the UN in that it gave reassurance that the planning was in accordance with industry best practices, and that the next steps the UN had planned were indeed the necessary next steps. 

· U.S. GAO also advised that the US Department of State become and remain involved with the course of the CMP. 

· The most recent review of the CMP by the GAO was published in November 2006 and updated in February 2007. 

22. Donald Trump has testified under oath before the U.S. Congress that this entire project can be done for $700 million. Is this possible? 

· This is a “comparing apples-to-pears” problem. We would need to be sure we were talking about the same project, first, including refurbishment of an historically and architecturally sensitive six-building, 2.6 million plus square foot campus on 17+ acres, knowing that there are special security concerns, some highly technical spaces, and some “high-end” spaces, as well as office, parking, conference and other more typical spaces. 

· Then we would need to know we are counting the same figures. “Construction cost” can mean bare bones labour and materials, or it can mean a full budget including the cost of staff who write this kind of public information. 

· After multiple reviews by industry experts, we’re certain that the same project at the same site using the same terminology will cost what we say it will cost, and that the cost is reasonable for renovation work in New York City. 

23. How will office space change? 

· New office space guidelines will be introduced. 

24. When staff and meetings relocate to swing space, will the same space be provided as they have now? 

· It depends. Offices and meetings will probably be squeezed and have to improvise a lot during the swing space period. 

25. How will the space be used better? 

· The planning approach will be to treat the complex as an empty shell, and try to move activities back into it in locations that work best at sizes that best practices and real life workflow dictate. Space for some functions will expand, some will shrink, but the basics of being in well organized functional space close to the right resources, with the right infrastructure, will be improved. 

· Some space will be reduced: 

· Many areas do not have enough ventilation: more ventilation means bigger duct shafts, which will take away floor area. 

· Better security screening will take space. 

· Providing proper back-up systems and meeting modern standards will require space for additional equipment. 

· Existing bathrooms are not large enough to be accessible to the handicapped, and will have to be expanded. 

26. When will stacking plans, showing which departments will go where, and where each person will sit, be developed? 

· Departments and office space change so frequently that we have been warned by other organizations to leave this part of the planning as late as possible. 

27. Who will audit the project? 

· OIOS has a real time auditor continuously on the project. 

· The UN Board of Audit provides an annual audit by an external government audit agency. 

· CMP will also employ an independent construction audit company. 

28. Will the CMP be a complete modernization of the UN complex and everything in it? 

· Not exactly. The appearance of the public spaces of the UN will not change. But the complex will be safer; more secure, better ventilated, better lighted, with a technologically up-to-date infrastructure, and will be more environmentally sound. 

29. Will the North lawn be returned to a park and reopened to the public? 

· This is our intention. 

30. Is the UN looking for any philanthropy to help pay for the Capital Master Plan Project? Is the UN currently in touch with anyone? 

· This is not a financing option we are seriously pursuing. However, there are a number of NGOs that are very interested in the United Nations and some of them have specific interests in different pieces of this project, but the UN belongs to the world and it works for the world. 

31. How much will it cost to renovate the UNHQ buildings — total and per square feet? 

· The actual gross area to be covered by the project is 2,587,000 square feet. The pure construction cost, including labour, materials and general conditions for construction costs totals $739.1 million, or $286 per gross square foot. The average “loaded” cost of the phased on-site renovation approach today, excluding future escalation and including contingencies, fees and management costs, is $430 per gross square foot. This average value includes all types of spaces, from the infrastructure-intensive technology centre to the functional spaces of the parking garages. For comparison, recent figures for the comparable “loaded” cost of new office construction in New York City are between $550 and $650 per square foot. 

32. Is the construction of the UNDC-5 building by NYS UNDC on the Robert Moses playground still an option? 

· At this point, given the circumstances, it does not seem to be a feasible option anymore. 

33. Has the CMP considered any offer from another country to relocate staff out of the U.S. if it is cost-effective? 

· Informal offers have been made by other countries – there is always an opportunity and certainly it is conceivable that some functions could be offloaded to other headquarters. However, there are no concrete plans being proposed at this stage. 

34. Why is it difficult to reduce the scope of the capital master plan? 

· When we first proceeded to come up with a comprehensive design plan and cost analysis, we considered many alternatives and assessed various parts of the scope on the basis criteria specific to each part. The scope was organized into a baseline scope which was as minimal as we could make it and still meet code requirements and normal minimum operating standards. 

· The scope of the CMP is a multi-disciplinary refurbishment design for each building that is developed as an integrated whole. This means that the systems, floor plans, material selections, etc., are integrated and every decision about one part of the scope affects others. 

· For example, systems are interconnected. If we decided not to replace the exterior windows in a specific area, the requirement for cooling would go up because more air conditioning will be lost. That, in turn, would change the design of the chilled water piping, the chilled water pumps, the chiller equipment, and so on and on. In short, scope items are not individual in nature and cannot be cut out. 

· Lastly, the scope, which is based on code compliance, safety, and replacement of deteriorated equipment, creates an opportunity for reasonable energy efficiency modernization and correction of space utilization weaknesses. However, pieces of the scope are combined into a basic renovation, so the only way to cut the project scope is to decide not to renovate certain buildings. To renovate a building only halfway is not feasible. For example, once curtain wall replacement starts in the Secretariat, it has to continue. 

35. When considering a phased, on-site renovation strategy, why not build a “UNDC-5” building that combines meeting and office space? 

· Because it would delay the renovation of the UN until such a complex is built, compared to a temporary building, which would allow an early start on the GA and conference buildings. 

· In addition, difficulties from combining these two types of spaces would also arise from massive structural requirements, involving huge long-term costs for a short-term condition. 

· It would also create the requirement for a transition phase to eventually convert the conference space to office space. This involves structural transitions, as well as changes in heating, ventilating and vertical transportation (elevators and escalators). 

36. Why not convert the temporary building to office space after the CMP? 

· For several reasons: 

0. The quality and durability of materials for a temporary structure are not at a level that would be functional long term; 

1. The timing of the building is assumed to be quick, meaning that we are not spending time to find a design team to produce a “real” new building of the calibre required on the UN site; 

2. The costs for a temporary building are significantly lower; 

3. A temporary conference building has entirely different requirements than an office building. Therefore, a total reconfiguration would be required in the structural systems, heating, ventilation as well as lighting and access to day light. 

