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JOINT REPORT OF THE HEAD OF HOUSING SERVICES AND THE  DIRECTOR OF PROPERTY SERVICES OF NEW PROSPECT HOUSING LIMITED



TO THE LEAD MEMBER FOR HOUSING SERVICES


6th April 2006 


TITLE: THE PUBLIC SECTOR WORKS PROGRAMME FOR 2006/07.

RECOMMENDATIONS:  

That the Lead Member for Housing approves the proposed list of works and schemes included within the proposed programme.

EXECUTIVE SUMMARY:  

This report is concerned with attaining approval of the Capital programme for 2006/07. The report identifies in detail the programmes of work and the individual decent homes schemes for which Lead Member approval is sought so that the works can be progressed.


BACKGROUND DOCUMENTS:

(Available for public inspection)


ASSESSMENT OF RISK: High 

	


THE SOURCE OF FUNDING IS Major Repairs Allowance, Single Capital Pot, Housing revenue Account (RCCO) and New Deal for Communities Grant.

	


LEGAL ADVICE OBTAINED 

Not applicable in this case.
  

	


FINANCIAL ADVICE OBTAINED – Group Accountant within Finance and Administration Department of New Prospect Housing (Julie Lynch), and Principal Group Accountant within Housing and Planning (Nigel Dickens) have been involved in the development of the programme and the securing of funding. Financial details are contained in the body of the Report.

	


CONTACT OFFICERS:

Nigel Sedman, Assistant Director, NPHL - 925 1290.

Nigel Dickens, Principal Group Accountant, Housing & Planning - 793 2585.



WARD(S) TO WHICH REPORT RELATE(S) All wards within the City. 


KEY COUNCIL POLICIES 

· Salford City Council’s Pledge 1, Improving Health in Salford

· Salford City Council’s Pledge 7, Enhancing Life in Salford


DETAILS 

1. General 

1.1 The 2006/2007 Capital Programme has been formulated to address a number of priorities including:

a. Decent homes, 

b. Essential structural works,

c. Address a number of significant technical maintenance issues, and

d. Progress other essential work programmes such as disabled adaptation works, burglary reduction initiatives and demolitions.

1.2 The programme is based on an overall predicted funding level of £19.70 million, as approved by the Council on the 1st March 2006, plus an over programming level of £1.98 million. This amounts to a total proposed programme of work of £21.68 million.

1.3 The programme has been assembled and finalised after undertaking the following processes:

a. An appraisal of current technical maintenance issues, 

b. Consultation with customers through the capital survey carried out in September 2005 and through Local Boards,

c. Analysis of the stock condition system to determine areas of low decency around the City, and 

d. Consultation with key officers within Housing and Planning and New Prospect in regards key strategic work priorities. 

1.4 A principal factor which has influenced the programme is the need to ensure that the programme makes as many homes decent as possible. As a consequence over £12 million of the programme is targeted specifically at making and keeping properties decent. It is also important that the works concentrate on those estates within the city where decency levels are currently poor. To address this issue a large proportion of the decent homes expenditure within the programme is being invested in Salford North due to the low levels of decency in this area as illustrated below:  

Non-decency levels at 1st April 2005

· Eccles & Irlam: 58%

· Little Hulton & Worsley: 39%

· Salford North: 65%

· Salford South: 68%

· Swinton: 62%

1.5 The programme has been organised to ensure that all works to make properties decent and remain so until after 2010 will be carried out in a single operation.  

2. Detail

2.1 The individual programmes and schemes are detailed in attached Appendix 1. The programme has been separated into three primary sections titled “High Rise Structural/Decent Homes”, “Specialist Planned Works” and “Decent Homes Works”.

2.2 The “High Rise Structural/Decent Homes” schemes have been included in line with the recommendations from the Curtins review and associated reports.

2.3 The “Specialist Planned Works” budgets and schemes have been included due to specific technical issues and problems on systems or properties, the need to progress specialist areas of work to address areas issues such as disability and security and the need to progress non-decency works such as environmental schemes to upgrade the appearance of estates. 

2.4 The “Decent Homes Works” have been included due to the need to achieve the government targets and the selection of estates has been undertaken to address areas of low decency within the City as detailed above in item 1.4.  
 

3. Consultation

3.1 Consultation with customers is obviously a very important element when compiling any programme of work. As a consequence, a customer survey was carried out in September 2005. In this regard 3000 questionnaires were sent to customers across the city. The main conclusions that resulted from the responses were:

· That customers are generally satisfied with their accommodation. 

· In relation to decent home work, the top priority for customers was central heating, bathrooms and electrical work. 

· The majority of customers would prefer all decent homes works to be completed all in one process.

3.2 The survey results have been used to inform the proposed programme of works, wherever practicable.

4. Programme delivery

4.1 Following the assessment exercise of the planned works partners undertaken during December 2005 and the outcome approved by the New Prospect Housing Parent Board in February 2006, Bramall Construction will be the sole partner delivering the decent home works during 2006/06. Bramall Construction will also deliver the structural works with other Council partners and contractors delivering the more specialist elements of the programme.

4.2 The progress of the programme and associated spend will continue to be closely monitored and reported in detail to the Council’s Capital Monitoring meeting and the Lead Member for Housing on a monthly basis. 

5 Risk assessment

5.1 The major risk associated with the programme is not achieving completion of approved projects, inadequate consultation with tenants and failure to achieve the required spend. In order to control these risks  effective procurement arrangements, robust monitoring and good quality consultation arrangements with tenants are essential. As these arrangements are in place the risks are considered to be adequately controlled.

6. Recommendations

1. That the programme detailed in Appendix 1 is approved.

2. That the works are progressed in order to deliver the programme    

     within the 2006/07 financial year.

Prepared 10/03/06
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Capital Programme Information

		Area		Estate				Element				No Prop		Made Decent		Prevented Failing		Capital		Fees		Comments

		High Rise structural/Decent Homes

		Sal South				Albion Towers		Joints between panels, windows and reroof										£1,270,000		£127,000		Costs to be reestimated via UV

		Sal North				Floral Court		2-5 years wall ties, brick slips, bwk, infill panels										£439,000		£43,900		Costs to be reestimated via UV

		Sal North				Greyfriars		2-5 years wall ties/exposed slab/brick slips/bwk)										£450,000		£45,000		Costs to be reestimated via UV

												Total High Rise Structural						£2,159,000		£215,900

		Specialist planned works

		City						Small Scale Stock Options and RTB "buy back"										£1,200,000		No Fees

		City						Satelite										£100,000		£10,000

		City						CCTV										£250,000		£25,000

		City						High Rise (Abseil Surveys)										£44,000		£4,400

		Sal North		Newbank/Riverbank Twrs				Lifts										£500,000		£50,000

		City						Security (programme fob upgrade 1st Phase)										£260,000		£26,000

		City						Insulation				3000		1100				£500,000		£50,000

		Sal North		Littleton Rd (inc water)				Environmental										£550,000		No Fees

		Sal North		Whit Lane				Environmental										£575,000		No Fees

		Worsly/LH		Peel 5				Environmental (Funding required 07/08 700k)										£420,000		No Fees

		City						Disabled Facilities Grants										£2,500,000		No Fees

		City						Emergency Lighting (Phase 1 of 4)										£140,000		£14,000

		City						Burglary Redn Init										£500,000		No Fees

		Eccles/Irlam		Low Rise (Various) (Phase 3 Years)				Remove Cold Water Storage/Install CH system				32		6		17		£157,860		£15,786

		Swinton		Wyndham Ave (Second Phase)				Roofing				40		16		0		£320,000		£32,000

		Eccles/Irlam		Scotch Corner (Various) (Phase 2 Years)				General Refurb inc drainage problems				48		0		0		£450,000		£45,000

		Sal North		Broomedge (Sheltered Block)				Prior to Paint				45		0		0		£180,000		£18,000

		Swinton		1-17 The Green				Balcony Resurfacing				8		2		0		£43,500		£4,350		Councillor Request

		Community Housing						Upgrades to accomodation within extra care schemes										£200,000		£20,000		J.Wooderson

		Community Housing						Fire safety upgrades within sheltered Housing Schemes										£300,000		£30,000		J.Wooderson

														Total specialist planned works				£9,190,360		£344,536

		Decent Homes Works

		Area		Estate				Element		Unit Costs		No Prop		Made Decent		Prevented Failing		Capital		Fees		Comments

		Sal North		Lower Broughton 4				Heating Replacement		£5,040		107		40		22		£539,280		£53,928

		Sal North		Lower Broughton 6/7 ( 2 Phases)				Heating/Electric		£11,587		114		90		50		£1,320,918		£132,092		Kitchen Validation Req

		Sal North		Higher Broughton 4 (2 Phases)				Heating/Electric		£11,587		142		87		21		£1,645,354		£164,535		Kitchen Validation Req

		Sal North		Gerald Rd ( 3 Phases)				Heating/Electric		£11,587		55		30		7		£637,285		£63,729		Kitchen Validation Req

		Sal North		Hamilton Gardens				Heating/Electric		£11,587		78		70		6		£903,786		£90,379		Kitchen Validation Req

		Swinton		Beechfarm (3 phases)				Rewire and Kitchen		£5,184		156		148		0		£1,351,824		£135,182

								Allows for 78 heating systems @ £5040

								Allows for 63 properties structural repair @ £2380

		Sal North		Lower Kersal Phase 2 (Littleton Road)				Windows/Kitchen/Bathroom		£10,100		58		26		21		£585,800		£58,580

		Swinton		Clively Estate				General Decent Homes Works										£100,000		£10,000

		Eccles/Irlam		Caroline/Dixon (Allow 10 props phased)				Dampness and Decent Homes - Further investigation req				10		10		0		£300,000		£30,000

				of 32				Provisional estimate £30,000 per property

												Total Decent Homes Works						£7,384,247		£738,425

												High rise structural/Decent Homes						£2,159,000		£215,900

												Specialist planned works						£9,190,360		£344,536

												Precommitted 05/06						£1,500,000		£150,000

																		£20,233,607		£1,448,861

						* Decent Homes improvement figures are subject to 100% access						Sub Total						£21,682,468

												(700 k to be recovered from NDC)						£700,000

												2006/07 Programme Total						£20,982,468






