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1 Reason for the Report 
 
1.1 The purpose of this report is to set finalise the approach for the proposed 

housing stock condition surveys and to agree the necessary procurement 
process. 

 
 
2 Recommendation 
 
2.1 That the Corporate Select Committee requests that the Executive: 
 

• Approve the procurement of specialist support to conduct stock condition 
surveys for the Council’s housing stock as set out in the report 

• Delegate the contract award decision to the Executive Councillor for 
Finance and Resources in consultation with the Chair of the Corporate 
Select Committee  

 
 
3. Executive Summary 
 
3.1 The Executive has agreed to complete a full condition survey on the Council’s 

portfolio of housing properties by March 2019. It was that the surveys will be 
phased and prioritised. It was also agreed that this will be undertaken in 
conjunction with a financial exercise which identifies the net present value of 
rental receipts and projected maintenance expenditure, and that it will also 
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potentially identify groups of properties whereby other potential delivery 
options could be explored. 

 
3.2 The last stock condition survey was undertaken in 2012, which identified total 

required expenditure of £234.7m over the 30 year business plan – which 
included responsive, void, cyclical repairs and planned maintenance. This 
was based on a 20% sample of properties. There have been no further 
updates since this date.  

 
3.3 It is recognised that reliable and up-to-date stock condition data is critical for 

investment planning and consequently it was agreed to undertake a phased 
approach of assessing condition of the housing stock in order to validate the 
data currently held. This will be based on property type and be phased in the 
following way:        
 
• Phase 1 - Non-traditional properties (completed during 2016/17) 
• Phase 2 - Sheltered Accommodation (completed during 2016/17) 
• Phase 3 - Large town concentrations of stock (completed during 2017/18) 
• Phase 4 - Rural stock (completed during 2018/19) 
 

3.4 It is was also agreed that the stock condition surveys are provided by an 
external professional to reduce the impact on the internal Assets team, with a 
supplier appointed via a full tender process. The contract of works timeline 
should ensure that the Council has full condition information on its portfolio of 
properties by the end of 2018/19.  
 

3.5 The main objectives of the survey are proposed as follows: 
 

• Provide accurate and statistically reliable information concerning repairs 
and maintenance as well as improvement costs, in the standard reporting 
categories, forecast over a 5 and 30 year term; 

• Collect, validate and report upon attribute and condition information about 
the stock for the purpose of improving existing records and future 
maintenance planning; 

• Establish a methodology upon which further surveys may be undertaken in 
the future to supplement this survey exercise; 

• Provide accessible, reliable and easily maintainable planning data for 
future repairs, maintenance and improvement programmes including the 
provision of a written summary report and integration of the outputs into 
the Council’s existing Keystone asset management system;.  

• Assist the Council at an operational level to direct resources to the best 
effect in the repair, maintenance and improvement of the housing stock; 

• Inform the Council’s Housing Revenue Account Business Plan and the 
Housing Investment Programme 

 
3.6 The first priority is to ensure that the Council’s stock meets the Government’s 

Decent Homes Standard (DHS) and that it is maintained at that standard for 
the next 30 years, together with meeting other landlord statutory obligations. 
Any options available to the Council to provide above this level will need to be 
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developed before the commencement of the survey and constrained within a 
cost envelope i.e. the maximum amount of funding available based upon the 
most up to forecasts of income. 

 
3.7 The results of the survey will need to enable a comprehensive 30-year 

investment programme based on both the component replacement and major 
repairs requirements over that period. The Council will also require a 
comprehensive summary of a number of property attributes including 
adaptations and energy efficiency ratings  

 
3.8 The Council will need to consider how it is going to focus its capital resources 

whilst the surveys are being completed. The approach to be taken will have to 
be ascertained before February 2017 when the budget is set for the 2017/18 
financial year.  

 
3.9 Despite the fact that the surveys will be undertaken on a phased basis it is 

intended to procure the whole service prior to commencement. The Council 
will be able to procure outside of the OJEU (Official Journal of the European 
Union) process by the use of existing EU compliant framework agreements. A 
number of available frameworks have already been identified. The timescales 
for the procurement of the contract are dependable on the parameters for 
further competition in place for the particular framework, however would 
expect it to be completed by October 2016. 

 
3.10 The approach proposed in this report was considered and discussed at the 

HRA Working Group on 20th June. The group supported the proposals but 
also raised a number of issues which have been taken into account in this 
report.  

 
 
4.        How this report links to Corporate Priorities  
 
4.1 This report supports the priority of providing good affordable housing and 

providing value for all of its services.  
 
 
5. Options and Analysis 
 
5.1 A number of options have been coinsidered in establishing the approach to be 

taken to conduct the surveys. The proposals set out in this report are 
considered to be the most appropriate in the current circumstances. 

 
 
6. Implications 

6.1  Community Safety - (Crime and Disorder Act 1998) 
Community safety concerns / issues will be established as party of the surveys  
 

6.2 Workforce 
None 
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6.3 Equality and Diversity/Equality Impact Assessment 
The report has been prepared in accordance with the Council’s Diversity and 
Equality Policies 
 

6.4 Financial Considerations 
The cost of the surveys will be met from the Housing Revenue Account.    
 

6.5 Legal 
None 
 

6.6 Sustainability 
None 
 

6.7 
 

Internal and External Consultation 
There will need to be extensive consultation with tenants prior to 
commencement of the survey field work 
 

6.8 
 

Risk Assessment 
The surveys will help to inform the overall risk assessment of the Council’s 
landlord functions 
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Executive Director (Transformation) & Chief Finance Officer 
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7 Introduction & Background 

7.1 At the meeting of the Executive on 14th April 2016 a commitment was made 
to complete a full condition survey on the Council’s portfolio of housing 
properties by March 2019. It was that the surveys will be phased and 
prioritised. 

 
7.2 A capital programme was agreed for the current financial year which included 

targetted reductions which ensured that the HRA remained in balance despite 
the reduction in rent revenue due to the social rent reductions imposed by 
central govermnent. It was recognised however that the longer-term solution 
to for bringing the HRA into balance will need to be underpinned by stock 
condition surveys in order to inform the level of expenditure required to 
maintain the housing properties to the required standard.  

 
7.3 It was also agreed that this will be undertaken in conjunction with a financial 

exercise which identifies the net present value of rental receipts and projected 
maintenance expenditure, and that it will also potentially identify groups of 
properties whereby other potential delivery options could be explored. 

 
7.4 The purpose of this report is to set out more detail about how the surveys will 

be conducted and to agree the necessary procurement process. 
 
 
8 Undertaking the Surveys 
 
8.1 An external stock condition survey was undertaken in 2012, which identified 

total required expenditure of £234.7m over the 30 year business plan – which 
included responsive, void, cyclical repairs and planned maintenance. This 
was based on a 20% sample of properties and equates to £57,280 spend per 
property over 30 years, or on average £1,910 per property, per year. There 
have been no further updates since this date.  

 
8.2 Budget growth of £125,000 was approved in the 2015/16 HRA budget for a 

stock condition survey to be undertaken internally, with substantive roles 
being backfilled via external support. However, when the business plan was 
finalised, it was clear that the cost of this option would be significantly higher 
than had been forecast and inflict resource pressures on the Assets Service. 
With the subsequent announcements impacting on the financial position of the 
business plan, it was agreed to put this on hold in order to consider the 
delivery method. 

 
8.3 The Council then engaged with external professional support to advise on the 

best way to progress.   
  
8.4 It is recognised that reliable and up-to-date stock condition data is critical for 

investment planning. Although a 20% survey is accurate enough to provide 
high level estimates of expenditure, the remaining 80% is then based on 
estimation and so should not be used for developing detailed programmes of 
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work. It is also reliant on internal property systems being kept up-to-date 
otherwise works programming is extremely difficult. 
 

8.5 Based on the Council’s position and advice sourced, it was agreed to 
undertake a phased approach of validating the data currently held. This will be 
based on property type: 

 
Phase 

1 
Non-traditional 
properties 

The survey completed in 2012 did not look at any of the non-
traditional stock intrinsic defects. They simply made an allowance 
for "typical" works based on experience.  So there is uncertainty 
about the costs allowed for and more importantly the timing of 
these works. It is recommended that a supplier is commissioned 
to undertake a detailed survey of the non-traditional stock to 
validate the asset database information and to clarify the position 
with the structural repairs in terms of timing and cost.  A 
significant sample size is recommended - up to 50% - in order 
that the cloning of this data across the other stock is robust. 

Phase 
2 

Sheltered 
Accommodation 

A review of the sheltered stock has recently been completed. 
The outcomes from this review should be reviewed and if not 
adequate, a small validation survey undertaken to check against 
existing data and develop clear stock condition information. The 
sample needs to be adequate in order to assess the condition in 
all the units in a scheme - access to all units is not normally 
necessary. Securing good data will ensure that sensible 
investment decisions are made for each block. 

Phase 
3 

Large town 
concentrations 
of stock 

There are 4 larger towns in the Borough around which a 
significant proportion of the stock is located. Further work is 
needed to firm up on the exact numbers and then a 
representative sample can be developed to improve the quality of 
data held. It is recommended that a validation survey is 
commissioned. 

Phase 
4 

Rural stock A detailed analysis of the remaining properties in the stock will 
then be required. The analysis will need to draw on local 
knowledge to see if any groups of similar properties can be 
identified and validated. A balance needs to be struck between 
the cost of undertaking more surveys and the overall impact on 
the quality of the information held and the financial projections 
emanating from the database. 

 
 
8.6 The timing of the surveys will be as follows:        

 
• Phase 1 - Non-traditional properties (completed during 2016/17) 
• Phase 2 - Sheltered Accommodation (completed during 2016/17) 
• Phase 3 - Large town concentrations of stock (completed during 2017/18) 
• Phase 4 - Rural stock (completed during 2018/19) 
 

8.7 It is was also agreed that the stock condition surveys are provided by an 
external professional to reduce the impact on the internal Assets team, with a 
supplier appointed via a full tender process. The contract of works timeline 
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should ensure that the Council has full condition information on its portfolio of 
properties by the end of 2018/19.  
 
 

9 Method 
 
9.1 Before embarking upon a procurement exercise for the survey the objectives 

required by the Council should be clearly established. It is suggested that the 
main objectives of the survey should be to: 

 
• Provide accurate and statistically reliable information concerning repairs 

and maintenance as well as improvement costs, in the standard reporting 
categories, forecast over a 5 and 30 year term; 

• Collect, validate and report upon attribute and condition information about 
the stock for the purpose of improving existing records and future 
maintenance planning; 

• Establish a methodology upon which further surveys may be undertaken in 
the future to supplement this survey exercise; 

• Provide accessible, reliable and easily maintainable planning data for 
future repairs, maintenance and improvement programmes including the 
provision of a written summary report and integration of the outputs into 
the Council’s existing Keystone asset management system;.  

• Assist the Council at an operational level to direct resources to the best 
effect in the repair, maintenance and improvement of the housing stock; 

• Inform the Council’s Housing Revenue Account Business Plan and the 
Housing Investment Programme 

 
9.2 The first priority is to ensure that the Council’s stock meets the Government’s 

Decent Homes Standard (DHS) and that they are maintained at that standard 
for the next 30 years, together with meeting other landlord statutory 
obligations. 

 
9.3 The DHS was originally issued in March 2001 and it provided a minimum 

standard for properties to be maintained. Various updates to the standard 
have taken place since 2001. The original intention was for all properties 
across the country to meet the standard by 2010.  

 
9.4 The key elements of the DHS are that properties must: 

 
• Meet the minimum Housing Health and Safety Rating System (HHSRS) 

standards 
• Be in a reasonable state of repair 
• Have reasonably modern facilities and services 
• Have efficient heating and effective insulation 

 
9.5 It may be that the Council wishes to provide, or does already provide, for a 

higher standard than the DHS. The options available to the Council will need 
to be developed before the commencement of the survey. Any additional 
requirements will need to be developed within a cost envelope i.e. the 
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maximum amount of funding available based upon the most up to forecasts of 
income. 

 
9.6 The results of the survey will need to enable a comprehensive 30-year 

investment programme based on both the component replacement and major 
repairs requirements over that period. 

 
9.7 The stock condition survey should include the following items (where 

applicable): 
 

• A general building description, location and record of survey addresses 
• A summary of the area of the building and type of accommodation/ usage/ 

current occupancy 
• A brief history of the building including all recent alterations or additions 
• Any proposals for future use including remodelling or structural alterations 
• Details of landscaping, external buildings and works – existing and 

recommended 
• A coded building component condition assesment ranging from very good 

to very poor 
• An assessment of the general condition of the structure, the fabric, 

services, facilities and fittings 
• An assessment of the state of repair and energy efficiency in respect of 

the Decent Homes Standard 
• An indication of the presence, type and removal of asbestos products and 

an asbestos register 
• Details of recommended measures required to reduce the incidence of 

crime related problems 
• Identification of actions required to comply with the Disability 

Discrimination Act 
• Details of required energy conservation measures and the standard to be 

achieved 
• Details of any requirements for upgrading of existing, or the installation of, 

fire precaution measures 
• Details of required alterations and improvements to comply with houses in 

multiple occupation 
• Outcomes of the testing for the presence of lead in drinking water 
• Outcomes of the testing for the presence of radon radioactive gas 
• Identification of window restrictors fitted and an escape window from the 

first floor (to meet current Building Regulations) 
• Identification of low-level glazing fitted with laminated safety glass 
• Assessment of the need for any ‘Structural Adaptations’ to meet tenants’ 

needs and the recording of any adapations that have taken place  
• A prioritised five year maintenance programme with detailed estimated 

costs 
• A 30-year projected life cycle maintenance spend profile 
• the extent and any limitations of the surveys conducted 
• Existing floor plans and photographic evidence 
• The current value of the property 
• SAP energy efficiency assessment 
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9.8 The Council will need to consider how it is going to focus its capital resources 

whilst the surveys are being completed. The approach to be taken will have to 
be ascertained before February 2017 when the budget is set for the 2017/18 
financial year.  

 
 
10 Procurement 
 
10.1 Despite the fact that the surveys will be undertaken on a phased basis it is 

intended to procure the whole service prior to commencement.    
 
10.2 The estimated cost of the survey works is greater than £164,176 and the 

contract will deemed to be a “Service Contract”. The contract will therefore be 
above the EU threshold for ‘Services’ and subject to the application of the 
European Union tendering procedures. The Council is bound by law to adhere 
to EU Public Contract Directives transposed under Public Contract 
Regulations 2015 for the procurement, assessment and awarding of this 
contract.   

 
10.3 The Council will be able to procure outside of the OJEU (Official Journal of the 

European Union) process by the use of existing EU compliant framework 
agreements.     

 
10.4 It will be the intention to select a suitable framework via third party buying 

organsiation where a further competition procedure will be completed. These 
frameworks have appointed qualified and experienced suppliers to deliver the 
contract requirements and therefore will be selected to bid via a competitive 
process. 

 
10.5 A number of available frameworks have already been identified as follows: 
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Buying 

Organisation 
Framework Suppliers 

 
Procure Plus 

 
Stock Condition and 
Building Surveyor Services 

 
Aecom, Arcus Consulting 
LLP, Elvet Construction, 
Michael Dyson Associates 
Ltd, Salem Myer Simpson 
LLP, Savills (UK) Ltd, 
Sutcliffe 
 
 
 
 
 

Fusion 21 Consultancy – LOT 2 
Housing Stock Monitoring 
and Appraisal 
 

Aecom, 
Aedas,Arcus,Baker 
Mallett,Focus Consultants, 
Michael Dyson, Property 
Tectronics, Rand 
Associates, Rider Levett 
Bucknall, Ridge & 
Partners, Sum Ltd, Taylor 
Armitt, Vibrant Energy 
Matters, Watts Group, 
WYG Group 

 
People for Places Professional Services 

Technical Surveying 
Savills – procurement 
partner 
 

ESPO  
(Eastern Shires 
Purchasing Org.) 
 

Consultancy 664 – Asset 
management and delivery 

Aecom, Atkins, Focus 
Consultants, Mouchel, 
Pick Everard, The 
Valuation office agency 

 
 
10.6 The pre-quallication requirements for the bidders would have included the 

following: 
 

• Financial viability 
• Litigation 
• Insurances 
• Health and Safety 
• Professional Memberships (including RICS Royal Institute of Chartered 

Surveyors, CIOB Chartered Institute of Building) 
• ISO Accreditation 
• Technical Experience and Qualifications i.e. Quantity Surveying 

 
10.7 The Council will establish the Technical (Quality) and Price assessment 

criteria and percentage weightings to be applied to the assessment of bids 
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received. The Council’s usual model would be 60% price and 40% Quality, 
certain frameworks require that the original weightings are applied which the 
Suppliers were appointed under. Usually this is within - or + 10%. 

 
 
11 Timescales 
 
11.1 The timescales for the procurement of the Contract are dependable on the 

parameters for further competition in place for the particular framework, 
however would expect it to be as follows: 

 
Procedure Descrption 

 
Duration Start End 

Establish Procurement Framework to access 
• Prepare Tender pack 
• Establish Evaluation Criteria (Cost v Quality  

- in line with framework requirements) 
• Register to access framework 

3 wks 
 
 
 
 

01/07/16 22/07/16 

Issue ITT (invite to tender) to the listed suppliers for 
the Lots required 

1 day 
 

25/07/16 [-] 

Allow the required timesclase for tender returns 
(usual min 3 wks) 

3 wks 
 

25/07/16 12/08/16 

Evaluate tender returns against the pre-determined 
evaluation criteria, Clarifications and presentations 
if required 
 

2 wks 12/08/16 26/08/16 

Approve provisional appointment of consultants  
(HPBC Procurement Procedure Rules) 
 

Corporate 
Select 
 
Executive 
(+ Call in) 
 

19/09/16 
 
 
22/09/16 

[-] 
 
 
28/09/16 

Notify unsuccessful applicants and issue debriefs 
 

10 days* 29/09/16 08/10/16 

Confirm appointment of consultants  
 

 1 day 10/10/16 [-] 

Contract documents completion and inception 
meetings 
 

2 wks 10/10/16 21/10/16 

Commence first year surveys  
 

[-] 01/11/16 [-] 

*It is not mandatory to apply the 10 day standstill period (Alcatel), however we may 
wish to observe the Remedies Directive principals and apply standstill allowing a 
comprehensive debrief process. 
 
11.2 In order to ensure that the work can commence immediately after tender 

evaluation, in the absence of a conveniently-timed Corporate Select 
Committee it is proposed that the Executive agrees to delegate the 
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contractaward decision to the Executive Councillor for Finance and 
Resources in consultation with the Chair of the Corporate Select Committee.  

 
 
12 Consideration by the HRA Business Plan Working Group 

12.1 The approach proposed in this report was considered and discussed at the 
HRA Working Group on 20th June. The group supported the proposals but 
also raised a number of issues which have been taken into account in this 
report.  
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