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1
PURPOSE

1.1
To agree, in principle, the 2007/08 repair and improvement programme for Ribble Valley’s council stock. 

1.2
To seek approval from Housing Committee to negotiate contracts with existing contractors as in previous years for the final time in 2007/08.

1.3
Relevance to the Council’s ambitions and priorities:

· Council Ambitions – To make people’s lives safer and healthier and to protect and enhance the existing environmental quality of our area.

· Community Objectives - Housing

· Corporate Priorities - Objectives 1, 2 and 3.

· Other Considerations – Contributes to meeting the Decent Home Standard.

2
BACKGROUND

2.1
In 2002/03 the repair and improvement contract was let by competitive tender to Hamblings Construction, the customer satisfaction that year was particularly high.  A report was taken to Housing Committee requesting that for 2003/04 we negotiate with Hamblings rather than go out to tender as in previous years.  The decision taken and ratified by Council was that where high degrees of customer satisfaction were achieved (in excess of 90%,) future works could be negotiated by officers in conjunction with Chair and Shadow Chair of Housing Committee assisted by the appointed Quantity Surveyors.

2.2
The results of negotiated contracts have always been reported to Housing Committee as has customer satisfaction results.  Since this decision was taken in 2003/04, the majority of housing contracts have been negotiated with a number of different contractors.  Negotiations have always followed on from a competitive process in the first instance.

2.3
In November 2006 the Accounts and Audit Committee recommended that Housing Committee should consider market testing during 2007/08 for the repair and improvement contract.

3
ISSUES

3.1
Whilst this recommendation from the Accounts and Audit Committee is a valid one, it is not particularly appropriate for the 2007/08 financial year due to the unique position created by the proposed housing stock transfer.  Should a positive vote be achieved in the Autumn of 2007, this will be the final repair and improvement programme for Ribble Valley Borough Council.

3.2
As it is likely to be the final programme and the timescale for transfer is March 2008, it is imperative that the contract finishes on time.  Should the whole contract be tendered the workload would be substantial and would stretch already limited resources.

3.3
The outline proposals for the 2007/2008 programme are detailed below and demonstrate how via negotiation competitive prices have been achieved and quality has not been compromised.  The programme detailed below focuses almost entirely on works that are essential to meet the decent homes standard (DHS).  The reason for this decision is that should there be a no vote and the stock is retained inroads will have been made into meeting DHS by 2010.


Proposed works 2007/2008



No’s
Cost


Boilers – back boilers
58
£121K





Full central heating
12
£34K


Replacement wall mounted boilers 
64
£179K


Work to back boilers was carried out in 2006/2007 by Progress Property Services under the terms of the contract they won by competitive tender for the period April 2005 to March 2008 for servicing and repair of all the gas central heating systems in our properties.  Progress undertook the work in 2006/2007 at a cost of £2025 per property, this was £475 cheaper than the last time competitive prices were sought in 2005/2006.  Progress have provided a price for 2007/2008 of £2105.  This is a 4% increase, however, in real terms it is less than this as this increased price includes a higher specification boiler and fire.  A price has still to be obtained for replacement independent boilers but this will be cheaper as the amount of work involved is less.


Kitchens & Doors (replacement programme)



No’s
Cost


Kitchens
97
£340K


Doors
66
£36K

            It is proposed to let the kitchen and door replacement programme to two                                  contractors as in the previous 3 years. (Hamblings and David Johnston) explained at 3.4 is the rationale behind this request and an explanation as to how the price with both these contractors would be negotiated.

  3.4   
Over the last 5 – 6 years construction has moved away from confrontational tendering procurement procedures and has taken onboard rethinking construction with consideration moving towards quality, knowledge, price and programme to arrive at a contract method that satisfies everybody especially the client. A negotiated contract agreement which we currently have in place is the ideal rethinking construction contract. 

           Continuity of knowledge and experience between council, contractor and tenants produces tighter quality standards and reduces overall costs, and on site disputes.             The early involvement of the contractor allows for agreement of better programmes, buildability and health and safety before the agreement of contract prices.  

           The way in which contracts have been negotiated at Ribble Valley over the last 3 years are that all the materials i.e. windows, doors are quoted for by 3 sub contractors, and the lowest quote accepted and the main contractors overheads and profit added. The agreements between the subcontractors and the main contractors reduce delays on supplies and increases the benefits of quality and cost.

           This system is classed as ‘open book tendering’. The tender figure is calculated using the BCIS tender prices and building cost increases, based on a national average, and then agreed between the main contractor and our quantity surveyor, for the past fours years the figure has been between 4 and 5 % increase.

           Kitchen prices are standardised, as we use the LHC agreement which is a government procurement system, for sourcing suppliers, the main contractor only adds his profit and overheads. Electrical / plumbing works are again tendered by three companies with the lowest accepted and again profit and overheads added.

            Detailed below is a comparison on prices of doors and frames looking at the last time they were competitively tendered and current prices being paid following negotiation.


Door and frames comparison
          
Wilfred Lords tendered prices: 2001/2002





Front door


 £440.00




+ 5% increase 5 years 
£561.57




Rear door


 £470.00




+ 5% increase 5 years 
£599.85

           
Hambling Construction Ltd.




Front door 2002/2003 

£424.00




Front door 2006/2007 

£467.81


            

Rear door 2002/2003 

£452.00




            Rear door 2006/2007 

£501.45



Electrics

            £25,000 is the amount allocated for the financial year 2007/2008 for dealing with the five year cyclical programme on electrics. This work has been undertaken by negotiation for the last four years with Jack Cunliffe Electrical Contractors due to the quality of service delivered. Work undertaken in 2006/2007 has returned 100% satisfaction levels with 92% stating service was good or excellent.  It is proposed, subject to Committee approval, to negotiate as in previous years with this contractor.


Painting


Total contract price £50,000.  This will be tendered as in previous years.

3.5
Should the proposals detailed at 3.4 be approved by Committee, this should ensure that the programme concentrates on decent home issues, delivering the programme on time and will have the minimum impact on limited staff resources.

4
RISK ASSESSMENT

4.1
The approval of this report may have the following implications
· Resources – Identified budgets. 

· Technical, Environmental and Legal – Clauses within all contracts require timbers to be sourced from sustainable managed forests, water fittings comply with water bye laws, the construction phases health and safety plan deals with identification, handling and disposal of asbestos products.  Replacement boilers are condensing boilers of high efficiency that will reduce the amount of energy used and the amount of CO2 emitted to the atmosphere.
· Political – None.

· Reputation – Improvements to home may enhance the Council's reputation, letting of contracts needs to be transparent and demonstrate value for money.

5
RECOMMENDED THAT COMMITTEE
5.1
Approve the negotiation proposals outlined at 3.4 for the capital programme          2007/2008 in consultation with the Chair and Shadow Chair of Housing Committee. 

5.2
Receive a further report at the June Committee in respect of the detailed programme.

DIRECTOR OF COMMUNITY SERVICES 

For further information please ask for Christine Grimshaw

, extension 4469.
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