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1. RECOMMENDATIONS 
 
1.1 That the committee approve the revised council housing capital 

programme as set out in appendix 1, which includes:  
 

• An increase in the value of electrical works by a total of £25m over 
the next 10 years  

• An increase in the value of fire safety works by £6.75m over the next 
10 years with a £2m increase in years 11 to 30 of the programme  

• Decent Homes works to Ramsay Close following its omission from 
the West Hendon Regeneration Scheme at a cost of £474,000 in 
2013/14, with a further £272,000 allocated in years 11- 30  

• A more focused programme on the regeneration estate including a 
reduction in the value of works  by £5.4m as set out in the report at 
9.15 to 9.17. 

• Various minor additions and omissions to other budget headings 
resulting in a increase of £1.55m 

• Expenditure of £60,000 to complete an assessment of the 
accessibility of the council’s housing stock for people with physical 
disabilities  

 
 
2. RELEVANT PREVIOUS DECISIONS 
 
2.1 Cabinet 25 February 2013 – approved the council’s business plan 2013/14 - 

2015/16, which included an overview of the HRA Business Plan(appendix 7) 
and the potential need for additional spend of up to £32.5m on the council’s 
housing stock. 

 
 
3. CORPORATE PRIORITIES AND POLICY CONSIDERATIONS 
 
3.1 The revised council housing capital programme will contribute to the Council’s 

Corporate Plan Priority to maintain a well designed, attractive and 
accessible place, with sustainable infrastructure across the borough, by 
ensuring that the council homes are well maintained. 

 
3.2 It is important that the need for additional and accelerated investment in fire 

safety and electrical rising mains is prioritised to ensure that the council fully 
complies with its obligations as a landlord to ensure that council homes are 
safe. 

 
4. RISK MANAGEMENT ISSUES 
 
4.1 The proposed changes to the Housing Capital programmed will provide 

mitigation against the following risks; 

• Risk of fire occurring due to the failure of existing electrical rising mains 
installations. The risk is to be mitigated by the acceleration of the 
programme 

• Risk of disorientation during a fire evacuation process through the 
installation of escape route lighting to communal areas as part of the rising 
main replacement programme 



 

• Risk of residents experiencing power loss due to a failure of the existing 
rising mains and or distribution gear.  

• Risk of spread of fire resulting from a lack of compartmentalisation within 
buildings. This risk is to be mitigated through the acceleration of the fire 
safety programme.  

 
 

5. EQUALITIES AND DIVERSITY ISSUES 
 
5.1 Equalities and diversity assessments are carried out on specific projects as 

applicable. The overall capital programme of works seeks to maintain homes 
to legally set standards and also those forming Barnet Homes service 
standards.   

 
 
6. USE OF RESOURCES IMPLICATIONS (Finance, Procurement, 

Performance & Value for Money, Staffing, IT, Property, Sustainability) 
 
6.1 Appendix 1 gives a summary of the proposed changes. The most significant 

effect is in the first 10 years of the programme which requires an additional 
investment of £21.26m (based at 2012 prices and therefore subject to 
inflation). 

 
6.2 The investment required in years 11 to 30 of the programme will decrease by 

£18.55m (based at 2012 prices and therefore subject to inflation) 
 
6.3 Therefore the overall increase in the programme value over 30 years is 

£2.71m (based at 2012 prices and therefore subject to inflation).  
 
6.4 The additional expenditure during the next ten years will impact on the HRA 

Business Plan. It is estimated that the HRA will generate a deficit during 
2013/14 and 2014/15 of £1.24m and £561,000 respectively, which can be met 
through existing HRA balances. Following this, the HRA will generate 
surpluses which will see the current debt of £201.3m repaid within 19 years.   

 
6.5 The HRA Headroom of £38m which was generated as part of the self 

financing settlement in April 2012, will not be required to contribute to the 
additional expenditure proposed on the council’s housing stock, and will still 
remain available for other priorities identified in the council’s HRA Business 
Plan. 

 
6.6 Business cases for other priorities in the HRA Business Plan will be brought 

forward later this year; this will include a planned report on the building of new 
council homes on spare housing land in June or July 2013. 

 
6.7 In 2010/11 Barnet Homes carried out a significant procurement project for the 

works contracts. The project team included members of staff from Barnet 
Homes, Barnet Homes residents and consultants who provided procurement 
and legal advice. Expressions of interest were sought via an OJEU1 Contract 
Notice for various lots of work. The lots covered capital and revenue works 
and would be for contracts for 10 years starting in April 2012. Expressions of 
interest were evaluated and shortlisted. The short listed contractors were then 
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invited to complete the invitation to tender documentation. The returned 
documents were evaluated on cost and quality and the contracts awarded in 
accordance with the criteria detailed in the invitation to tender documents. The 
majority of works will be delivered using these contractors until March 2022.  

 
6.8 The capital works projects are managed by Barnet Homes staff who are 

supported by consultants with specialist skills when appropriate.  
 
 
7. LEGAL ISSUES 
 
7.1 The London Borough of Barnet (though its ALMO, Barnet Homes) have 

various legal duties to maintain properties.  
 
7.2 Section 11 of the Landlord and Tenant Act 1985 give various duties to the 

landlord to maintain dwellings and to prevent them from falling into disrepair.  
 
7.3 The Decent Homes standard. The Definition and guidance for implementation 

(updated June 2006) outlines the minimum standard a property must meet. 
This standard also requires compliance with the Housing Health and Safety 
Rating System  

 
7.4 The Regulatory Reform (Fire safety) Order 2005 – places a duty on the 

responsible person to indentify and manage the risk of fire and the response to 
such an occurrence. This duty applies to communal spaces. Much of the rising 
mains cabling and associated control gear is contained within communal 
areas. 

 
7.5 Barnet Homes have various duties to ensure that electrical installations are in 

a safe condition. These duties are laid out in the following documents; 
 

7. 5.1 There are various British Standards (BS) covering the installation and 
maintenance of electrical installations, emergency lighting and the like.  

 
7.5.2 Electricity at Work Regulations 1989 apply to most places of work. 

These would apply to communal area which are places of work for 
caretakers and other such staff.  

 
7 6 Due to the wide ranging nature of the works included within the programme 

there are many other legal duties which would apply to specific work projects.  
 
7.7 The works can be commissioned from and carried out by the selected 

contractors following the procurement process carried out and referred to in 
paragraph 6.6 of this Report provided that this procurement exercise was 
carried out in full compliance with EU public procurement rules. 

 
 
8. CONSTITUTIONAL POWERS (Relevant section from the Constitution, 

Key/Non-Key Decision) 
 
8.1 Council Constitution, Part 3, Responsibility for Functions – details 

responsibilities for Executive functions.  Section 3.2 details that the Cabinet 
Member for Housing is the lead on budget and policy formulation and 
implementation relating to housing. In particular working with Barnet Homes, 



 

housing associations and other providers to secure the optimum provision and 
associated environmental, neighbourhood development and social facilities for 
all those members of the community not living in private accommodation, or 
for those who require public sector housing. 

 
8.2 Section 3.5 outlines the terms of reference of the Cabinet Resources 

Committee which includes Capital and revenue finance, forecasting, 
monitoring, borrowing and taxation.’ 

 
 
9. BACKGROUND INFORMATION  
 
9.1 Following the successful completion of the Decent Homes programme in 

January 2011, and anticipating the introduction of self financing for the 
Housing Revenue Account (HRA) from April 2012, Barnet Homes, in 
consultation with the Council, established a new assessment of the investment 
needs of the Council’s housing stock over the next 30 years. A new capital 
programme was established taking into account; 

• Resident comments and views provided through a postal and online 
survey and discussion groups 

• Information held on Barnet Homes Asset database 

• Legislative requirements 

• Local staff knowledge 
 

9.2 Delivery of the Capital Programme has commenced subject to further 
validation and review as part of the development of the HRA Business Plan, 
which has resulted in proposals for a number of amendments to the 
programme, the most significant of which are:  

• Changes to and the acceleration of the electrical rising mains and 
domestic rewiring/electrical upgrade programme 

• Acceleration of Fire safety works 

• Carrying out of Decent Homes types works to Ramsay Close (West 
Hendon) following the removal of Ramsay Close from the West 
Hendon regeneration plans 

• Confirmation of planned works to the regeneration estates during 
the 2013/14 financial year 

 
Electrical rising mains/domestic rewiring and electrical upgrades 

 
9.3 Within many blocks of flats an electricity supply is provided to the intake 

cupboard by the network owner (UK Power Networks). This terminates in a 
main head or a multi-way service head to which cables and distribution gear 
are connected. In the majority of cases the distribution gear is deemed the 
responsibility of the landlord (i.e. Barnet Council) although as these cables 
carry unmetered electricity any works to this installation have to be undertaken 
in conjunction with UK Power Networks and in some circumstances the 
relevant meter provider.  

 
9.4 Little work has been undertaken to these installations, in part due to the lack of 

clarity around ownership and many blocks of flats still have the original cabling 
dating from construction. The failure of a rising main can have various effects 
from the loss of power to a single dwelling to a complete block rendering it 
uninhabitable whist works are carried out.  

 



 

9.5 Carrying out rising mains replacement on a responsive basis is complex and 
provides poor value for money (when assessed on a block by block basis) as 
such works  often incur other costs such as decanting, home loss payments, 
out of hours working payments to contractors and other premium costs 

 
9.6 The initial capital works programme included for some works to these 

installations on a planned approach. A very limited programme of works was 
undertaken in 2011 and a further programme of works started in 2012 giving a 
more detailed understanding of the scope of these works.  

 
9.7 On 9th May 2012 a fire occurred to a block of flats at Upper Fosters. The cause 

of the fire was arcing within a distribution board for the rising mains. Whilst the 
fire was contained to an electrical cupboard within the communal areas and 
fire damage to the block was minimal the damage to the electrical installation 
meant that all flats lost power as did the communal areas and the lift. 
Consequently 44 flats were uninhabitable for 10 weeks. The replacement of 
the rising mains at this block were scheduled for later that financial year 

 
9.8 As a result of this fire Barnet Homes undertook a comprehensive review of the 

programme of works including surveying many of the blocks of flats with such 
installations to further refine the order of the programme.  

 
9.9 Prior to replacing the electrical rising mains it is necessary to ensure that all 

dwellings have an electrical installation which is compliant with BS7671 (17th 
Edition wiring regulations with amendments). Therefore it is also necessary to 
accelerate the domestic testing and upgrade/rewiring programme. 

 
9.10 It is therefore recommended that this programme of works be accelerated 

resulting in an increased expenditure of £25m during the first 10 years and 
that the budget for years 11 to 30 be reduced by £8.995m giving an overall 
increase of £16.005m 

 
9.11 The accelerated programme would see the complete removal of all vulcanised 

india rubber cabling within the next two financial years reducing the risk of 
residents suffering power failure or fire occurring. 

 
Acceleration of the fire safety programme 

 
9.12 In accordance with the Regulatory Reform (Fire Safety) Order Barnet Homes 

have been undertaking surveys on a regular basis of all communal areas. The 
works resulting from these surveys are being delivered using monies in two 
budgets within the 30 year programme, these being; fire risk assessments 
follow on works (works of a building nature such as door upgrades, 
replacements, fire stopping and the like) and fire alarms, emergency lighting, 
dry risers and smoke vents (these are works of a mechanical electrical 
nature).  

 
9.13 Based on surveys carried out to date the budget need has been reassessed. It 

is proposed that spend is increased by £6.75m in the first 10 years of the 
programme to enable works of a higher priority to be dealt with swiftly. It is 
proposed years 11 to 30 be increased by £2m 

 
 
 



 

Decent Homes works to properties in Ramsay Close 
 
9.14 There are 25 houses in Ramsay Close which remain in the Council’s 

ownership. These properties were not included within the Decent Homes 
programme delivered between 2005 and 2011 as at this time they fell within 
the proposed West Hendon Regeneration area and were therefore scheduled 
for demolition. During 2012 the regeneration plans were reviewed by our 
development partner and the Council resulting in Ramsay Close being 
removed from the regeneration scheme. It is therefore recommended that 
works are carried out in 2013/14 to bring these properties up to the Decent 
Homes standard at a cost of £474,000. It is also proposed additional funding 
be allocated in years 11 to 30 of £272,000 to maintain the homes in this 
condition.  

 
 Regeneration Estates 
 
9.15 When the capital programme was initially established a programme of works 

for regeneration estates was included. Over the 30 year programme this 
totalled around £29.4m for 30 years. This included a comprehensive window 
replacement and roofing programme. However, it would be preferable to 
explore options to accelerate the works to regeneration estates so that the 
longer term benefits of regeneration could be realised rather than investing 
money in maintaining stock which will subsequently be demolished. It is 
therefore proposed that the windows and roofing schemes be reduced. If the 
existing phasing plans can not be maintained then this decision will need to be 
reviewed to take into account any updates to the plans.    

 
9.16 It is proposed that during 2013/14 that essential works required to maintain the 

safety of properties on the regeneration estates are carried out with the 
addition of some works to improve the visual appearance of common parts at 
West Hendon. 

 
9.17 It is therefore recommended that during 2013/14 the following works be 

carried out; 

• The rewiring of the electrical rising main installation at West Hendon. This 
installation is in a poor condition. If a failure were to occur to one intake 
room it is likely that this would affect a significant number of homes 
Evidence of cable installations breaking down can be seen in some intake 
rooms and therefore these installations need replacing. The estimated cost 
of these works is £2.33m 

• Various capital works to the regeneration estates including ad-hoc window, 
boiler and electrical replacements together with estate safety works 
totalling £2.877m 

• The concrete ramps forming part of the communal areas and the main 
access routes to the flats at West Hendon be redecorated. These works 
would include the removal of the existing painted surface which is suffering 
from extensive de-lamination and replacement with a fire resistant coating. 
The works would also include the redecoration of doors and other 
woodwork in these areas. The estimated cost is £550k 

 
 
 
 
 



 

Assessing accessibility of the Council’s housing stock for people with 
physical disabilities 

 
9.18 There are increasing numbers of applications for housing from people with 

physical disabilities who require wheelchair suitable accommodation and 
increasing the amount of accommodation available for wheelchair users is a 
priority to assist clients receiving residential or other services who wish to live 
independently.   

 
9.19 To enable more effective and efficient matching of clients to properties it is 

proposed to use the London wide classification system of the accessibility of 
properties (referred to as the LAHR) which is supported by the Mayor of 
London through the London housing strategy. The system categorises 
properties through fully wheelchair accessible through to ‘moderately 
accessible’ and will entail a property survey of a maximum of approximately 
4,000 council homes. The estimated cost to undertake the survey and to 
integrate the data with property records is £60,000. 

 
9.20 The current and proposed revised housing capital is set out in full at Appendix 

1. 
 
 
10. LIST OF BACKGROUND PAPERS 
 
10.1 Council Business Plan 2013/14 - 2015/16 
 
 

Cleared by Finance (Officer’s initials) MC/JH 

Cleared by Legal  (Officer’s initials) PM 

 
 


