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



TO THE LEAD MEMBER FOR HOUSING SERVICES


ON  12th February 2004 


TITLE:  Structural works to Spruce Court, Salford South.


RECOMMENDATIONS:  

That the Lead Member for Housing approves the carrying out of structural works and window replacements to Spruce Court to the same specification as previously carried out to Thorn Court, which was completed in 2003. 


EXECUTIVE SUMMARY:  

This report examines the options available in relation to the structural works to Spruce Court, makes a recommendation on what is considered to be the most appropriate option and seeks authority to progress the structural works to the recommended specification within the 2004/2005 Capital Programme.


BACKGROUND DOCUMENTS:

(Available for public inspection)


ASSESSMENT OF RISK: Low

	


THE SOURCE OF FUNDING IS the 2004/2005 Capital Programme.

	


LEGAL ADVICE OBTAINED 

Not applicable.

	


FINANCIAL ADVICE OBTAINED – Financial advice has been obtained from two separate structural engineers. Details of their financial advice is contained in the body of the Report.

	


CONTACT OFFICERS:

Nigel Sedman, Surveying Manager, NPHL - 0161 925 1290.

Kevin Scarlett, Assistant Director (Strategy & Market Renewal) 
Housing Services - 0161 925 1023.



WARD(S) TO WHICH REPORT RELATE(S)  

Pendleton, Langworthy


KEY COUNCIL POLICIES 

· Salford City Council’s Pledge 2, Quality Homes For All,


DETAILS 

Background

Thorn Court, the sister block to Spruce, received structural repair works and new windows in 2002 and 2003.

The structural works mainly involved cutting off the floor slab edge nib, which was supporting the outer leaf of brickwork and inserting a steel angle to perform the same function. The works were managed by Shepherd Gilmour Chartered Civil and Structural Engineers.

The total cost of the works to Thorn (including windows) was £1.39m.

The planned programme in relation to Thorn Court and its sister block Spruce Court was to undertake the structural works and window replacement to Thorn Court in one year, and then undertake the same work to Spruce C
ourt the following year. Customers within both blocks have been fully informed of these proposals. 

Curtins assessment

Curtins Consulting Engineers were commissioned by Housing Services to review the works to Thorn Court to establish if any “lessons could be learnt” before proceeding to undertake the same works to Spruce.   

Curtins concluded that:

· The works that had been undertaken to Thorn Court did not address the water penetration problems, which have a large bearing on the life of the block.

· The remedial work to Thorn Court had not improved the thermal performance of the building.

· A cassette rain screen over-cladding system could be installed for a budget of £1,028,000. This would also include for a new roof.

· The over-cladding solution would address both issues of masonry instability and water ingress.

Advice from Shepherd Gilmour

Shepherd Gilmour, the original engineers on Thorn Court, were asked to comment on the conclusions reached by Curtins. The advice from Shepherd Gilmour appears to cast doubt on the recommendations made by Curtins as follows:

· In some instances water penetration can be worst after over-cladding.

· An over-cladding system will not alleviate the structural problems, as they are not designed to perform this function.

· The cost provided by Curtins did not include for replacing windows.

· The quantities used by Curtins are under-measured.

· A basic budget cost to over-clad Spruce (including windows) would be a minimum of £1.78m. To this figure inflation would have to be added (5%) plus the cost of stabilizing of the outer leaf (£152,000), plus insulation (£32,000) and a roof (£30,000). This would result in an overall cost of nearly £2.1m, which far exceeds the indicative cost provided by Curtins.

Conclusions

The budgetary provision for Spruce Court structural works within the 2004/2005 Capital Programme is £1.2 million. This would be sufficient to fund the same specification of works that were carried out to Thorn Court but insufficient to fund an over-cladding approach.  

An over-cladding approach would result in a very different external appearance to Spruce Court, when compared to its sister block Thorn Court. It is likely that this would cause concern to residents of both blocks.  

The structural engineer (Shepherd Gilmour) and the contractor are ready to commence work on Spruce Court, providing the same specification as previously carried out to Thorn Court is utilized. The change to an over-cladding solution would require a new procurement process in order to engage a specialist contractor to undertake the works. This would significantly delay the start of the works. 
Over-cladding is not a widely used approach and results appear to be variable. Due to these risks, a large amount of work would be required to carry out research in order to select and comprehensively specify the system to be used. This would cause a delay to the start of the works. 

Recommendation

Due to the cost, risks and potential delays associated with the over-cladding approach, it is recommended that the structural works to Spruce Court are progressed to the same specification as previously carried out to Thorn Court.

Prepared 06/02/04
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