	
	



CITY OF SALFORD COUNCIL/

NEW PROSPECT HOUSING LTD  

FINAL STOCK CONDITION 

SURVEY REPORT –

EXECUTIVE SUMMARY
FEBRUARY 2004

Prepared For:

City of Salford Council/

New Prospect Housing Ltd

631 Eccles New Road

Salford

M5 2SW

Prepared By:


[image: image1.png]FPDsaVills

INTERNATIONAL PROPERTY CONSULTANTS





FPDSavills Commercial Limited

25 Finsbury Circus

London 

EC2M 7EE
CITY OF SALFORD COUNCIL / NEW PROSPECT HOUSING LTD

STOCK CONDITION SURVEY

EXECUTIVE SUMMARY 

1.0 FPDSavills were invited to tender for a stock condition survey by City of Salford Council / New Prospect Housing Ltd and we duly submitted our proposal on 18th August 2003, which following further discussions we were instructed to undertake the work.  In summary, the main objectives of the exercise were:

a. To provide accurate and statistically reliable information concerning repairs and maintenance as well as improvement costs in the standard ODPM reporting categories, forecast over a 30 year term;

b. 
To collect, validate and report upon attribute and condition information about the stock for the purpose of improving existing records and future maintenance planning;

c. To establish a methodology upon which further surveys may be undertaken in the future to supplement this survey exercise;

d. To provide accessible, reliable and easily maintainable planning data for future repairs, maintenance and improvement programmes including the provision of a written summary report and an easily maintained and interrogatable, flexible computer database containing the survey results; 

e. 
To provide adequate information to inform the options appraisal process;

1.1
In accordance with your instructions we have undertaken a stock condition survey of your housing stock with a view to assessing the current and future repairs and maintenance liability.  We have surveyed a representative sample of 17% of the Council’s housing stock of 28,877 units based on the different property types and locations.  The 17% sample has been collected through various phases of work dating back to 2001.  The current phase encompassed 1,700 surveys.  The majority of properties within the stock are of traditional construction although there are a number of non-traditional properties including 4,513 properties of no-fines, PRC and steel construction.

1.2 The stock has generally been well maintained on a day-to-day basis within available resources, but has lacked major capital investment.  As a result, there are a significant number of major components that have reached/are reaching the end of their useful life and will require replacement in the short term.

1.3 The total forecast expenditure to improve and maintain the stock over 30-years equals £1.53bn.  This equates to £52,953 per dwelling or £1,765 per dwelling per annum.  The costs comprise items of capital and revenue maintenance expenditure and includes contract preliminaries, but excludes professional fees, management costs and VAT.

1.4 The overall level of costs falls at the highest end of our expected benchmark totals for a stock of this size and type and confirms our comments in 1.2.

1.5 We predict that there is a £28.6m backlog of repairs that are required to bring the stock up to a reasonable standard.  This allowance accounts for elements of work (i.e. kitchens, roofs etc.) that have failed and should have been replaced with new components.  It also allows for the repair of elements that can be brought up to a reasonable standard without renewing the whole component (i.e. new worktop, replace slipped tiles etc.).  

1.6 The spread of costs for capital replacement works (catch up/future major works) is split over the 30-year forecast period with £399.8m (54%) required for internal works and £341.1m (46%) for external/communal works.  However, within the first five years 60% of predicted expenditure is for internal works with 40% attributable for external/communal works.  

1.7 A £77.3m improvement programme supplements the capital replacement works to dwellings in the first five years that will provide new or improved amenities to dwellings that currently do not exist.  This typically comprises of items such as the new installation/upgrade of central heating systems, parking, smoke detectors and insulation.   

1.8 The responsive/void and cyclical, or ‘revenue’, works total £325.1m and £250.6m respectively over the 30-year forecast period.  These costs were derived from reviewing historic Council expenditure and will ensure that existing commitments in this regard will continue to be met.

1.9 The stock includes 4,513 non-traditional and multi-storey dwellings including among others Unity, Reema, BISF and Wimpey No-Fines forms construction.  We have been informed that there is no requirement for any exceptional extensive costs to repair any inherent structural defects for the low rise non-traditional dwellings.

Curtins Consulting Engineers were instructed to investigate the long-term structural issues surrounding the high rise flats.  They have concluded that the blocks require overcladding and have provided costs which are incorporated within the summaries of this report.  The detail and methodology used to arrive at their conclusions are provided under separate cover by Curtins.

1.10 Part of our stock condition survey has included an assessment of the properties against the recently issued decent homes criteria as set out by the DTLR (now ODPM).  In undertaking this piece of work, we have assessed the properties in terms of the fitness standards, together with the assessment of the key/other building components, modern facilities and thermal comfort.

1.11 Approximately 69% (19,887 dwellings) of the stock is currently not decent in accordance with the criteria.  This percentage compares with a national average of 46%.  In addition between now and 2010, 14,414 dwellings within the stock are classified as potentially non-decent.  The potential non-decent figure will include properties that may already be non-decent, but are projected to fail on other aspects of the decent homes criteria in later years (i.e. A property that fails due to a roof failure now may also be projected to fail on rewiring in year 7).  Likewise there will be properties that repeatedly fail between now and 2010 (i.e. A dwelling may fail on kitchen/bathroom in yr 2, external doors in yr 4 and boiler in year 8).  We have identified a programme of work during the next 7 years that will make all of these properties decent.  Of the properties that currently fail, the majority are due to kitchen, wiring and heating related failures.

The cost of rectifying all current non-decent dwellings decent is £21.7m, with a further £22.3m required between 2004-10 to overcome the maintenance liabilities of potentially non-decent.

Our survey has identified all of the works required for the decent homes obligations to be met in full within the Governments prescribed time limit of 2010.  We would also like to clarify that the initial five year programme of works exceeds the minimum requirements of the Decent Homes Standards as it includes for items such as environmental works, smoke detectors etc that do not fall under any decent homes criteria.

1.12 All information recorded during the stock condition survey has been loaded onto a Microsoft Access database and this has been used as the basis for analysing the data and producing the cost reports and is due to be provided to the Council.

1.13
MANAGEMENT AREA STATISTICS

N.B. Costs rounded to nearest £0.1m

1. Eccles and Irlam

	Stock Number
	7,485

	
	

	Total 30 year Cost
	£386.7m

	Cost per Unit
	£51,665

	
	

	30 Year Cost Breakdown
	

	
	

	Catch up Repairs
	£7.7m

	Future Major Works
	£182.2m

	Improvements
	£30.1m

	Response and Void Maintenance
	£72.9m

	Cyclical Maintenance
	£65.8m

	Contingent Major Repairs
	£4.1m

	Exceptional Extensive Works
	£6.5m

	Aids and Adaptations
	£7.8m

	Related Assets
	£9.6m

	
	

	Decent Homes
	

	
	

	Number of Non-Decent Dwellings
	4,838

	Cost to Rectify Non-Decent Dwellings
	£5.2m

	
	

	Number of Potential Non-Decent Dwellings
	3,685

	Cost to Rectify Potential Non-Decent Dwellings
	£5.7m


2. Salford North

	Stock Number
	5,258

	
	

	Total 30 year Cost
	£298.1m

	Cost per Unit
	£56,693

	
	

	30 Year Cost Breakdown
	

	
	

	Catch up Repairs
	£6.3m

	Future Major Works
	£128.2m

	Improvements
	£23.9m

	Response and Void Maintenance
	£67.1m

	Cyclical Maintenance
	£47.6m

	Contingent Major Repairs
	£5.0m

	Exceptional Extensive Works
	£7.4m

	Aids and Adaptations
	£5.5m

	Related Assets
	£7.2m

	
	

	Decent Homes
	

	
	

	Number of Non-Decent Dwellings
	3,696

	Cost to Rectify Non-Decent Dwellings
	£5.0m

	
	

	Number of Potential Non-Decent Dwellings
	2,461

	Cost to Rectify Potential Non-Decent Dwellings
	£3.5m


3. Salford South

	Stock Number
	6,232

	
	

	Total 30 year Cost
	£346.0m

	Cost per Unit
	£55,519

	
	

	30 Year Cost Breakdown
	

	
	

	Catch up Repairs
	£6.3m

	Future Major Works
	£152.7m

	Improvements
	£18.2m

	Response and Void Maintenance
	£75.4m

	Cyclical Maintenance
	£60.6m

	Contingent Major Repairs
	£3.0m

	Exceptional Extensive Works
	£14.7m

	Aids and Adaptations
	£6.5m

	Related Assets
	£8.5m

	
	

	Decent Homes
	

	
	

	Number of Non-Decent Dwellings
	4,695

	Cost to Rectify Non-Decent Dwellings
	£5.4m

	
	

	Number of Potential Non-Decent Dwellings
	3,242

	Cost to Rectify Potential Non-Decent Dwellings
	£5.0m


4. Swinton

	Stock Number
	3,874

	
	

	Total 30 year Cost
	£190.4m

	Cost per Unit
	£49,172

	
	

	30 Year Cost Breakdown
	

	
	

	Catch up Repairs
	£3.8m

	Future Major Works
	£92.4m

	Improvements
	£13.7m

	Response and Void Maintenance
	£39.4m

	Cyclical Maintenance
	£30.9m

	Contingent Major Repairs
	£1.4m

	Exceptional Extensive Works
	£0

	Aids and Adaptations
	£4.0m

	Related Assets
	£4.7m

	
	

	Decent Homes
	

	
	

	Number of Non-Decent Dwellings
	2,900

	Cost to Rectify Non-Decent Dwellings
	£3.5m

	
	

	Number of Potential Non-Decent Dwellings
	2,184

	Cost to Rectify Potential Non-Decent Dwellings
	£3.4m


5. Little Hulton

	Stock Number
	6,028

	
	

	Total 30 year Cost
	£307.9m

	Cost per Unit
	£51,086

	
	

	30 Year Cost Breakdown
	

	
	

	Catch up Repairs
	£4.6m

	Future Major Works
	£156.8m

	Improvements
	£15.0m

	Response and Void Maintenance
	£70.2m

	Cyclical Maintenance
	£45.7m

	Contingent Major Repairs
	£2.1m

	Exceptional Extensive Works
	£0

	Aids and Adaptations
	£6.3m

	Related Assets
	£7.3m

	
	

	Decent Homes
	

	
	

	Number of Non-Decent Dwellings
	3,758

	Cost to Rectify Non-Decent Dwellings
	£2.6m

	
	

	Number of Potential Non-Decent Dwellings
	2,842

	Cost to Rectify Potential Non-Decent Dwellings
	£4.7m
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