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Introduction 

The purpose of this report is to seek approval for the introduction of capital programmes for 
replacing kitchens in tenants homes starting in 2004/5 and a replacement bathroom programme 
starting in 2006/7. 

Background 

As previously reported to Committee, one of the outcomes of the Housing Options Appraisal 
conducted by Ernst & Young was the recommendation that attention be given to investing in the 
kitchen and bathroom facilities of tenants homes. 

This need was highlighted both by the stock condition survey carried out in 2000 and via the tenant 
consultation process undertaken at the same time. In the 2003 Tenants Questionnaire, tenants 
responding identified the replacement of their kitchens as being the top priority improvement they 
wished the Council to undertake to their homes. Within the same questionnaire, tenants identified 
the replacement of their bathrooms as their fifth priority. 

To date, the Council has not targeted these items within its HRA Capital Programme which has 
primarily included external fabric work, windows/doors, rewiring and installing heating systems 
thus ensuring tenants remain in warm, safe homes. 

Proposals/Considerations 

Replacement Programmes 

As would be expected where no large-scale renewal programmes have recently taken place, the 
Stock Condition Survey identified a need for investment in kitchens and bathrooms throughout the 
stock of North Lanarkshire. 

Prior to the formation of North Lanarkshire Council, due to the volume of work undertaken when 
predecessor authorities undertook extensive modernisation programmes tenants were decanted 
from their homes for a period of time. Such modernisation programmes included the replacement 
of tenants kitchens, bathrooms, electrical wiring, heating and in some cases items like windows and 
doors. 

The Stock Condition Survey did not identify the need to replace all such elements in homes at the 
same time mainly due to the Councils commitment since 1996 via its capital programme to 
ensuring tenants lived in warm safe homes through installing heating, double glazing etc. 
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The Stock Condition Survey did however identify that there was a more significant need for 
investment in upgrading the kitchens as opposed to the bathrooms in tenants homes. Kitchens, as 
outlined in Section 2, were also seen as being a higher priority for investment by tenants in the 
2003 Tenants Questionnaire. 

Undertaking kitchen and bathroom programmes separately removes the need to decant for most 
tenants. Although tenants may face a level of disruption for approximately 4-5 days, washing and 
cooking facilities will be restored for tenants at night. 

For some tenants once surveying starts it may be found that the wiring in their homes is over 25 
years old. If such is identified, it is recommended that the rewiring works be undertaken at the 
same time as the installation of the kitchen. 

To prevent the need for decanting and taking into consideration the Stock Condition survey results 
and the views of the tenants, it is therefore proposed to delay starting the replacement bathroom 
programme until 2006/7. 

Programme Methodology 

As outlined in the capital programme being submitted for approval to Committee as a separate 
report, it is proposed to commence the kitchen programme next year with an initial allocation of E2 
million equating to approximately 1100 kitchens at an estimated cost of E1800 per kitchen. This 
allocation will increase in 2005/6 to E4million with allocations of E5.6million for the remaining 3 
years of the 5-year programme equating to approximately 3,150 kitchens per year. 

Generally, the predecessor Authorities implemented modernisation programmes which included 
replacing bathrooms and kitchens to mainly pre-war and non-traditional housing. These 
programmes which commonly followed chronological order started in the early 1970s and finished 
in the early 90’s. 

In contrast, no large-scale modemisation programmes have ever been undertaken to post war 
houses. Renewal of kitchens and bathrooms to such homes has therefore generally occurred on an 
individual house basis via routine or void repairs. 

Given this information, it is proposed that the new programmes progress in a manner that addresses 
the replacement of kitchens and bathrooms in chronological order on the basis of when the 
properties where either built or alternatively modernised by the predecessor Authorities. This 
means that properties built in the 1940’s will be the first to have their kitchens replaced. 

Exceptions 

There are certain circumstances where kitchens within tenants homes may not be renewed or 
limited renewal will occur. These can be summarised as: 

0 Tenants choice 
Existing kitchen is in a new condition (currently assessed as having been installed within 
the last two years and to the current revenue kitchen unit specification); 

As part of development work for the kitchen programme, tenants will be visited about choices of 
kitchen worktops/units and layouts etc. At this time, staff will inform tenants what the works will 
involve and that the Council will lift floor coverings as part of the works but will not be 
responsible for damage which occur to such floor coverings due to agehhange of layouts etc. Staff 
will also at this time assess any other works required to be undertaken in association with the 
kitchen installation such as movement of gas meters etc. 
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At this time, tenants may choose not to have a new kitchen installed for a number of reasons 
including having installed their own kitchen or satisfaction with the current installation. The 
tenants choice regarding this matter will be recorded and held within the house file. If the decision 
not to have the work undertaken is made due to ill health, wherever feasible, such tenants will be 
added back into the programme at a later date. 

At such visits if it is identified that the kitchen units are in new condition (currently assessed as 
having been installed within the last two years and to the current revenue kitchen unit 
specification), it will be indicated to such tenants that a full replacement kitchen will not occur. 
Tenants in such properties will not be offered a choice of doors/worktops but will be provided the 
opportunity to have their kitchen upgraded to the same nominal number of units/worktops being 
provided to tenants within the kitchen programme. 

Irrespective of whether the matching units for such properties are purchased from the successful 
kitchen programme supply contractor or supplied and installed by Maintenance Property Care 
(MPC) as the installer of the original units, all costs will be charged against the capital programme. 

For void properties, staff will make an assessment as to the condition of the existing kitchen with 
respect to the future kitchen renewal programmes in their areas. 

If the kitchen is operational but requires replacement, staff will consider the timescales for renewal 
under the kitchen renewal programme. If decided the kitchen could be utilised by the tenant until 
the proposed date of its renewal under the programme, this would be explained to the tenant before 
they accept or refuse the offer of the property. 

If the kitchen would be due for renewal under the kitchen programme within the financial year, 
bringing it forward within the programme will be considered by staff. 

If the kitchen is not deemed operational, staff will consider the timescales for its renewal under the 
programme. If it is not feasible, the standard void specification will be installed and when the 
kitchen would be due for renewal under the programme, tenants would have the opportunity to be 
provided with additional units utilising the same doors/worktops as outlined in Section 3.3.4. 

Kitchen and Bathroom Specification 

The proposed specificatiodscope of the works for the replacement kitchen and bathroom 
programmes are outlined in Appendices 1 and 2 of this report 

Procurement Methodolom 

It is envisaged that due to the specialist nature of kitchen unit manufacture, and the need to 
maintain a consistency of unit type for maintenance purposes, it is to the Councils’ advantage to set 
up a supply contract with one manufacturer, separately from any installation works. 

Supply Contracts 

As the proposed budget for the first two years is &8million, of which approximately 50% would be 
for the supply of equipment, the expenditure on supply is over the level at which European 
Legislation requires community wide advertising for expressions of interest. 

It is therefore proposed to advertise for interested suppliers in the OJEC Journal, requiring 
candidates to outline their track record of such contracts in order that a suitable tender list can be 
prepared. 

It is anticipated that this contract would be set up initially for a two-year period, with the option to 
extend for a further year. 
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3.5.5 Whilst the quality of units to be supplied is extremely important, this can be ensured by a rigorous 
specification section within the documentation, to such an extent that the quality aspect to be 
considered at tender assessment stage should be based upon the suppliers ability to supply the 
appropriate units at the right time, to the correct location. 

3.5.6 This aspect is considered to be so critical that it is proposed that suppliers should be assessed 
subject to a 70: 30 qua1ity:price split, based on the CIPFA model for single stage tendering. 

Installation Contracts 

3.5.7 The installation of kitchens, whilst being somewhat specialist, is essentially a joiner work contract 
with other elements included on a lesser scale. As such, it is thought to be suited to a main 
contractor with good organisational and tenant liaison skills and experience. 

3.5.8 Without the need for continuity of product necessary in the supply of kitchen units, it is considered 
that it would be imprudent for the Council to commit solely to one contractor for these works, with 
the inherent dangers of non-performance or insolvency. 

3.5.9 It is therefore proposed that the installation contract be let on a geographical basis in three lots, thus 
allowing the transfer of work from one contractor to another should one of the original contractors 
run into difficulties. This has the added advantage of keeping the size of each contract under the 
level, which requires OJEC advertising for contractors. 

3.5.10 It is therefore proposed to seek tenders from main contractors on the approved Constructionline 
list, for three separate geographical areas, approximately equal in value. Tenders will be sought on 
the basis of one document, with three sections to be priced at one time, with the proviso that each 
contractor can only be successful in one area, thus allowing three contracts to be let from one 
document, and at the same time. 

3.5.1 1 Price is considered to be an important aspect of this tender, and it is therefore proposed that tenders 
should be assessed subject to a 60:40 qua1ity:price split based on the CIPFA model for single stage 
tendering. It is again envisaged that these contracts would be set up on the basis of an initial two 
years, with the option to extend for a further year. 

3.5.12 It is proposed to set up both the supply and installation contracts initially on a measured tendcall 
down basis, with a view to a partnering arrangement in future years. 

3.5.13 It is proposed all contracts include a break clause, in order that both parties have the opportunity to 
walk away with no penalty should the contract be perceived as not operating satisfactorily. 

3.6 Tenant ConsultatiodLiaison 

3.6.1 As indicated, a significant level of consultation with tenants took place as part of the Option 
Appraisal process to start developing the North Lanarkshire standard for their homes. With regard 
to kitchens this involved providing a fitted kitchen to a proposed higher standard and for tenants to 
be provided with choices in terms of layouts/units/worktops etc. 

3.6.2 It is proposed to further consult with tenants representatives regarding the implementation of the 
kitchens and bathroom programmes. Any significant proposed changes as a result of this 
consultation will be reported to Committee 

3.6.3 The successful implementation of the kitchens and bathroom programmes will be dependent upon 
comprehensive tenant liaison, covering before, during and after the works are completed. An 
example of such would be if for any reason a tenant cannot remain in their home overnight due to 
items such as rewiring/ asbestos work to allow the kitchenhathroom to be installed, they will be 
advised of such requirements in advance and provided with temporary accommodation if necessary 
by staff. 
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In recognition of the additional resources that will be required by Area Offices to manage the 
kitchen and bathroom programmes, an allowance has been made within the relevant budget 
allocations. 

Decoratioflisturbance Allowances 

It is recognised that tenants will face a significant level of disruption throughout this works 
although wherever possible decoration issues have been minimised by the inclusion of items such 
as retiling above new worktopsbaths etc. 

Details of proposed decoratioddisturbance payment levels for tenants are detailed in Appendix 3, 
and reflect levels provided by other Councils for similar work. 

Recommendations 

It is recommended that Committee 

a) Approve two separate capital programmes for the replacement of kitchens and bathrooms 
starting in 2004/5 and 2006/7 respectively. 

b) Approve the capital programmes for the replacement of kitchens and bathrooms to be 
progressed in post-war houses on a chronological basis as outlined in Section 3.2.4 

c) Approve the exception criteria as outlined in Section 3.3. 

d) Approve the specificatiodscope of the work for both programmes as detailed in Appendices 1 
& 2. 

e) Approve the procurement methodology outlined in Section 3.5 

f )  Approve the level of decoratioddisturbance allowance issued to tenants as outlined in 
Appendix 3. 

Information 

Background papers are available within the Department of Housing & Property Services 
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Appendix 1 

KITCHEN REPLACMENT PROGRAMME 

Specification I Scope of the Works 

0 Downtakings as necessary, replacement of existing kitchen units with new carcass-framed units fkom an 
approved range. Tenants to have a choice between four approved worktops and doors. Kitchen layout to 
be designed to accommodate tenant's existing appliances 

0 Number of units : 
0 

0 

0 

Two double floor units (or equivalent in single floor units) 
single floor unit and a sink unit 
two double wall cupboard units (or equivalent in single wall units). 

(Note not all kitchens will accommodate the full quota of units) 

0 Three tiles high band above worktops. Tenants choice from three previously approved colour ranges. 

0 Rewire kitchen circuit comprising of new ring main and consumer unit. (complete rewire of house if 
existing wiring 25 years or over) 

0 new humidistat extractor fan 

disconnect, remove and store tenant's kitchen appliances and reconnect and test on completion. 

0 test existing smoke detectors upon completion 

vent currently unvented tumble dryers 

relocate gas meters to suit new kitchen layouts if necessary 

0 all necessary plaster and joinery repairs, boxing in above worktops, etc. 

renew external below ground lead pipework 

Heating: where possible, existing heating system will not be affected by the installation. If necessary 
heating controls such as programmers and thermostats will be reused and resited 

Plumbing: Wherever possible, existing plumbing system will not be disturbed. Houses with existing 
internal plumbing systems in plastic or stainless steel pipework will require to be re-plumbed. Any existing 
internal lead water mains found in houses will be renewed. 

Outline work programme : On the experience of other Authorities undertaking similar work, the entire 
process involves disruption to the tenant for approximately 4-5 days. The first day or core period of the work 
involves the removal of the existing units and the new units being installed. The kitchen will be brought up 
to a minimum habitable standard in terms of the provision of a water supply, cooking facilities at the end of 
every night. The remaining works will involve the completion of the installation of the units, plastenvork, 
tiling, wiring and joinerwork etc. 

Prior to this process, tenants will be made aware of any asbestos works to be carried out in their homes and 
the effect (if any) such will have on the overall programme. 
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Appendix 1 (cont) 

NOTE: Tenants Own Responsibility: 
Tenants will be required to remove all personal items from the existing kitchens prior to the work starting. 
They will be asked to clear any valuables from the areas through which the contractors may pass to 
undertake the works such as halls. Although the Council will lift floor coverings and take all necessary steps 
to try to prevent damage, it will not be held liable for damage which occurs to coverings such as linoleum/ 
laminates due to agekhanges in layout. This will be explained to tenants prior to the installation 
commencing . 
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Appendix 2 

BATHROOM REPLACEMENT PROGRAMME 

Specification / Scope of the Works 

e 

0 

e 

0 

e 

e 

e 

0 

0 

0 

Downtakings as necessary, replacement of bathroom suite with new white units fiom approved range. 
Specification for baths to accommodate wherever feasible requirements for possible future aids for 
elderly/disabled users 

install electric overbath showers 

install curtain rail 

full height tiling to be fitted within bath areas only. Tenants to have a choice from three previously 
approved colours/ ranges. 

tiling band behind wash hand basin 

rewiring as necessary (anticipated this will be undertaken as part of earlier kitchen programme) 

new humidistat extractor fan. 

disconnect, remove and store any tenant's special appliances and reconnect and test on completion. 

re-fitting any aiddadaptations for use by the tenant 

all necessary plaster and joinery repairs, boxing in above worktops, etc. 

Heating: where possible, existing heating system will not be affected by the installation. If necessary 
heating controls such as programmers and thermostats will be reused and resited 

Plumbing: Wherever possible, existing plumbing system will not be disturbed. It is anticipated that any 
houses with existing internal plumbing systems in plastic or stainless steel pipework will have been 
replumbed as part of the earlier kitchen contract. Any existing internal lead water mains found in houses will 
be renewed. If not renewed as part of earlier kitchen contract 

Outline work programme: On the experience of other Authorities undertaking similar work, the entire 
process involves disruption to the tenant for approximately 4-5 days. The first day or core period of the work 
involves the removal of the existing appliances and the new appliances being installed. The bathroom will 
be brought up to a minimum habitable standard in terms of the provision of a water supply and WC facilities 
at the end of every night. The remaining works will involve the completion of the installation of the units, 
plasterwork, tiling, wiring and joinerwork etc. 

Prior to this process, tenants will be made aware of any asbestos works to be carried out in their homes and 
the effect (if any) such will have on the overall programme. 

NOTE: Tenants Own Responsibility: 
Tenants will be required to remove all personal items fiom the existing bathrooms prior to the work starting. 
They will be asked to clear any valuable from the areas through which the contractors may pass to undertake 
the works such as halls. Although the Council will lift floor coverings and take all necessary steps to try to 
prevent damage, it will not be held liable for damage which occurs to coverings such as linoleum/ laminates 
due to agehhanges in layout. 
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Appendix 3 

Decoration / Disturbance Allowances 

Apartment 
Size 

2 Apartment 

3 Apartment 

4 Apartment 

5 Apartment 

6 Apartment 

Kitchens 

E75 .OO 

E75 .OO 

E75 .OO 

275 .OO 

E75.00 

Bathrooms 

E75.00 

E75.00 

275.00 

275.00 

E75.00 

Additional amount if house 
rewired in conjunction with 
bathroodkitchen installation: 

553.00 

E71.00 

$88.50 

E1 16.50 

5124.00 
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