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Report reference:
DS 06/06   &  CS 03/06

Summary:

The Council last completed an across the portfolio programme of condition surveys in 1997/98 and it is timely in 2005 to present a new five year maintenance programme for Members’ consideration.  This work also informs the overall asset review.  The detailed costings are reported in part B of the agenda.

Recommendations:
It is recommended that:
1.The five year maintenance programme be noted.

2.The capital programme for 2006/07 as set out in paragraph 23 be approved.  

3. That the Director of Community Services bring forward detailed reports on energy surveys, a detailed programme and budget requirements on completion of the surveys.

Contact Officer:
David Atkinson

Gordon Nicolson
Ext:


7420

5022

1. BACKGROUND INFORMATION & OPTIONS

CONTEXT – USE OF RESOURCES

1. Local authorities have a responsibility to ensure proper stewardship of the resources under their control.

2. Assets are a fundamental part of this because the Council delivers much of its services to the public from its holdings of land and property and cost is second only to staffing 

3. In the 2005/06 Asset Management Plan it was reported as a priority that all assets would be surveyed and a five year maintenance programme be developed.

4. This is essential for proper stewardship and is an area which the CPA key lines of enquiry will investigate fully.

BACKLOG LEVEL OF MAINTENANCE

5. The backlog level has been assessed at about £2.5 million (excluding inflation) for all the assets on the Appendix in part B of the agenda, identified as ”Structural Maintenance”.

ANNUAL PROGRAMME

6. Based upon property surveys, an annual planned maintenance programme is presented for each building.  The Director of Community Services recommends flexibility with the Repair and Maintenance budget in order to accommodate acquisitions and disposal of property assets, whilst managing the Repair & Maintenance portfolio within the annual maintenance budget as part of the asset review. 

7. This follows a 70% planned and 30% reactive formula as commended by the Audit Commission.

CATEGORISATION

8. As part of the assessment, the ODPM condition categorisation has been used, the four categories being: (See Appendix under “Condition”)

 
A
Excellent

B
Good

C
Mediocre


D
Poor

9. This is a broad level assessment which is a good guide for Carlisle City Council’s assets – and identifies those which are not sustainable and should be subject to review.

PERFORMANCE MANAGEMENT

10. Taking this work into account, the suite of property performance indicators recommended by the ODPM can be compared to other similar authorities.

11. This is to be worked on in detail and reported back to Members as part of the 2006 Asset Management Plan.

ENERGY EFFICIENCY

12. A part of the asset review The Director of Community Services will bring forward a detailed report later in the new financial year following further detailed Energy Audits to the City’s Asset Portfolio.

The report will recommend a detailed ‘Energy Policy’ for reducing CO2  emissions and potential energy costs and any savings.  The report will identify priorities for investment over the next 5 years.

OVERALL ANALYSIS

13. In comparison to the asset value of the Council’s estate at circa £100 million and the rental income at circa £4 million pa (and set to rise substantially), the maintenance backlog is not significant.

14. Indeed, in comparison to other local authorities, the position with Carlisle is EXCELLENT as assessed by the Beacon Council submission in 2005.

15. However, there are assets with particular problems which need to be fundamentally reviewed.

16. It is important to stand back from individual assets and take a strategic outlook over the long term.  The comparatively low maintenance backlog has only been achieved by following a 70% programme and 30% reactive approach to facilities management.

17. In particular, Members need to know that most of the Revenue budget is committed through subcontracts for essential servicing (such as electrical and mechanical specialists to comply with statutory requirements such as fire regulations).

18. The budget set by the authority is not enough to cover the recommended programme on the attached schedule and priorities will have to be made.

19. One of the main burdens which needs revisiting is to acquire assets without maintenance budgets attached.  Effectively, officers are reporting to Members that there is no spare capacity.

20. All capital projects above a certain level are now being managed according to a Prince 2 methodology through the Capital Project Group.

21. One of the biggest tasks over the coming year is to make sure the Civic Centre electrical system complies with modern standards.

DETAILED WORK

22. The detailed work programme for officers includes carrying out a detailed survey of 20% of properties each year on a continuous cycle to establish a 5 year rolling programme.  Detailed condition surveys will also include an assessment of suitability and sufficiency and an energy audit.

23. Special Projects (Capital Budget)

Historically a figure of £250k per annum (Special Projects) has been allocated for capital maintenance projects.  The backlog of £2.5m identifies that this is inadequate and it should be increased in order to reduce the backlog.  Whilst a full five year investment programme will be defined and the Asset Review is progressed, essential works need to be progressed.  The proposed programme for 2006/07 is as follows.


Planned Maintenance Programme 2006/07




Civic Centre Fire Precautions


£50,000



Civic Centre Electrical Renewals


£50,000



Asbestos removal




£10,000



Bousteads Grassing Fire Alarm


£20,000



Tullie House Re-slating



£25,000



Public Conveniences Refurbishment

£70,000


(phased programme)







Condition and energy surveys


£25,000


TOTAL





£250,000



Reserve Projects


Crematorium wall tie replacement


£20,000



Civic Centre toilet refurbishments


£35,000



Irthing Centre window replacements

£15,000



TOTAL





£70,000

There may be scope to review this programme as the outcomes of the Asset Review comes through.

CONCLUSIONS

24. It is concluded that the current level of budget for maintenance and repair is to manage the Council’s maintenance backlog.

25. Through the surplus land strategy, most of the problem properties have been disposed of either in partnership or directly on the open market.

26. The work in this report will help to inform the asset review (reported on the last Executive’s agenda).  Particularly, the issues surrounding some of the maintenance backlog on the non-operational assets still need to be addressed if they are to realise their full potential.

2. CONSULTATION

Consultation to Date

2.1
Asset Management Officer Group, Head of Property (as Corporate Property Officer), Director of Finance, Sustainability Officer.

Consultation proposed

2.2
Users of the buildings.

3. 
RECOMMENDATIONS – It is recommended that:

3.1 The five year maintenance programme be noted.

3.2 The capital programme for 2006/07 as set out in para 23 be approved.  

3.3 That the Director of Community Services bring forward detailed reports on energy surveys, a detailed programme and budget requirements on completion of the surveys.

4. REASONS FOR RECOMMENDATIONS

4.1
To consult and consider the Council’s maintenance backlog and programme of repairs.

5. IMPLICATIONS

· Staffing/Resources –  Managed in-house

· Financial – There is currently a base budget of £651,000 in 2006/07 for revenue repair and maintenance costs, with a capital sum of £250,000 for Major Repairs to Council Property. Any re-prioritisation of work following the asset reviews needs to be accommodated within these existing budgets. 

· Legal – Buildings need to be maintained to comply with statutory regulations.

· Corporate – This is planned through the Asset Management Officer Group.

· Risk Management –  A risk register will be produced for each Capital project.

· Equality Issues –  Access to buildings is of primary importance in relation to equalities of service delivery.

· Environmental –  Environmental and sustainability issue will be considered in all projects.

· Crime and Disorder –  We will endeavour to design out crime where possible.

· Impact on Customers –  Initial budget will be managed in order to minimise disruption to Customers.







Note: in compliance with section 100d of the Local Government (Access to Information) Act 1985 the report has been prepared in part from the following papers:  Asset Management Plan 2005/06
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