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1. Purpose of the Report

The purpose of the report is to present the amended proposed 2005/2006 programme of capital work.

2. Background 

2.1 General

The 2005/2006 Programme of Capital Work has been formulated to address non decent homes, urgent large maintenance issues and other items such as demolitions.

There are certain restrictions imposed on the programme. The most limiting being that the work to make homes decent is concentrated in likely sustainable areas (these areas have been identified by City of Salford Housing Strategy from initial analysis of the stock options review).

Another very limiting factor is the need to gear the programme to make as many homes decent.  This dictates the type of work needed on each property.  

The programme is based on a funding level of £19 million with an over programming level of approximately £2.88 million.

3. Issues

3.1 Allocation of resources

The Proposed Capital programme amounts to a total of £21.88 million and comprises of two main elements; Capital commitment from 2004/5 and Pre-committed expenditure which is approximately £6.29 million for 2005/2006 (See Appendix 1) and new starts for 2005/2006 which includes decent homes work at approximately £11.36 million.  

Appendix 2  Shows the breakdown of the programme and gives a brief commentary on why specific estates were chosen.  The work to target decent homes has been determined from the stock condition database and site surveys. It is predicted that a total of 498 properties will be made decent from specific addresses and further properties will be made decent from insulation and structural works. The non decent homes works will also prevent properties becoming non decent in future years.  NPHL have set a target of achieving 61% non decency in April 2005 which it is on course to achieve from the 2004/2005 programme. See Appendix 3.  In 2006 the target of non decency is 56%.  If the target of 61% is achieved at the end of year 2004/2005. 5% is needed to be made decent in 2005/2006, however a further 3 % will fall non decent (making 8%) and the 2005/2006 programme will struggle to meet this target.

Other work within the programme includes demolition, disabled adaptations and burglary reduction.      

3.2 Progress of Work 
Surveys are being carried out on the future programme to enable the programme to be delivered without under or overspend.  The decent homes work will be, in the majority carried out by the four partners appointed this year.  They are Wates, Bramalls, Whites and NPHL Maintenance Division.

From experience of this and previous years there will be a number of properties which even through are programmed to receive work do not have the work carried out because access cannot be gained.  It is proposed that at some point in the future the work to these properties will be carried out when they become void.

3.3 Consultation with customers

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 November 2004. 

3000 questionnaires were sent to customers across the city. The main conclusions that resulted from the responses are:

· 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.

The survey results have been used to inform the proposed programme of works, insofar as practicable, allowing for the restrictions mentioned above.

4. Equal Opportunities Policy Implications

The tenant consultation survey did target a percentage of minority groups.

The DFG and Extra care budget discriminates on minority groups but to the positive benefit of those sections. 

5. Financial Implications

See Appendix 1

6. Staffing Implications

The capital programme staffing requirements are currently being assessed to ensure that these are appropriate to deliver the programme in an effective manner.

7. Risk Analysis

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. The three key requirements are early approval, effective procurement arrangements and good quality consultation arrangements with tenants. To mitigate the risk of over and under spend partnering arrangements with four contractors are in place and regular meetings are held between NPHL and City of Salford to monitor the capital programme. To achieve the objectives outlined, approval during March 2005 is essential.
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