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1. INTRODUCTION 

In late 2010 the Isle of Man Government commissioned a Housing Review which was 
carried out by the David Tolson Partnership.  The Review was carried out during 
2011 and the findings reported to Tynwald.  There was then a formal consultation 
period when the views of all interested parties were sought.  The Housing Review 
Report, the decisions by Tynwald, the Consultation Document and the Consultation 
response are all available on the Isle of Man Government website. 

In September 2012 the Isle of Man Government commissioned a further piece of 
work to develop some of the conclusions from the initial review and the David Tolson 
Partnership was appointed to carry this out. 

Five areas of work were identified:- 

 A Housing Needs Study; 

 A Procurement Review; 

 A study of Affordable Housing Options; 

 A review of Housing for Older People; 

 An Options Appraisal for a Unified Housing Body. 

Separate reports have been prepared for each project and this report covers the 
Procurement Review. 

2. EXECUTIVE SUMMARY 

On average around £14m has been spent on repairs to public sector housing with a 
further £18m on New Build each year over the last four years.  These areas of 
expenditure have a significant impact on the costs of the Housing Service and the 
financial impact on Government and the Housing Authorities.  If the service is to be 
delivered on a more effective basis then this is where cost savings primarily need to 
come from. 

The Isle of Man’s location and the nature of its economy is a contributory factor in 
costs being higher than in some other jurisdictions.  A key element in this review has 
been to try to establish how significant these cost differences are, to establish if they 
are an inevitable consequence of the above or whether changes could be made to 
improve the position.  

Whilst making comparisons is not straightforward the report concludes that the 
evidence collected suggests that there are significant opportunities for reducing 
costs, without impacting on the quality of service.  This could be done by changing 
the way in which procurement is organised and making some changes to the way in 
which procurement is carried out 

It proposes that whatever structure is adopted for delivering the Housing Service that 
there should be a single Procurement function working on behalf of the Housing 
Service across the Island.  This Agency would have a wide ranging role covering 
repairs, capital programmes and new build.  It would develop a Procurement Strategy 
aimed at delivering a high quality, cost-effective service taking into account the 
requirements of the housing service and wider issues relating to the Island’s 
economy.  

http://www.davidtolsonpartnership.co.uk/
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Key to its success will be to work as an integral part of the Housing service and the 
overall financial structure must ensure that the Housing Provider(s), together with 
Government, are able to benefit from the efficiencies that arise. 

Detailed recommendations to achieve the above are contained in Section 11 of the 
report. 

3. OBJECTIVES 

The Housing Review, referred to in the Introduction, looked at the procurement costs 
for New Build Housing and for Major Repairs and Improvement Programmes.  It 
concluded that there may be scope for reductions in costs but there needed to be 
more analysis carried out.  This project considers this issue further and also includes 
a review of reactive, cyclical and void repairs. 

4. METHODOLOGY 

This report covers the following:- 

 Responsive Repairs, Void Repairs, Cyclical Repairs and Servicing; 

 Planned Maintenance; 

 New Build; 

 Procurement Processes; 

 Potential Savings; 

 Future organisation of the service. 

Working with the Department of Social Care (DSC) and the Housing Authorities we 
have discussed the current arrangements, reviewed relevant information and 
compared this with best practice and benchmarks from elsewhere.  

5. RESPONSIVE, CYCLICAL AND VOID REPAIRS 

We have undertaken an analysis of the responsive, void and cyclical repair 
information provided by the DSC Housing Policy Manager which is submitted by the 
Housing Authorities as part of their Government Returns, together with the 
information for the DSC stock. 

There are some very wide fluctuations within the self-declared information across the 
whole housing stock.  The social housing stock comprises just over 6,000 properties 
and in order to provide useful benchmark data, we have looked at average 
expenditure across the stock as a whole:-  

 Expenditure in 2011/12 General 
Needs 

Sheltered Total 

 Responsive Repairs £2,995,897 £140,700 £3,136,597 

 Cyclical Repairs £759,281 £138,572 £897,853 

 Void Repairs £787,626 £79,231 £866,857 

 Total £4,542,804 £358,503 £4,901,307 

 
 
 

http://www.davidtolsonpartnership.co.uk/
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5.1 Responsive Repairs   

The Government Returns have been used and there is an acceptance that there are 
some issues over the accuracy of this information.  In 2011/12 the total expenditure 
across the whole stock was £3,136,597 with an average spend of £511.68 per 
property, where costs were reported.  Our comparable benchmark range is £391 to 
£601, with £391 representing the upper quartile and the higher cost being 
representative of the lower quartile and worse performing.  The average £511.68 per 
property cost on the Island is therefore in the lower quartile. i.e. More expensive than 
others. 

There were 14,573 responsive repairs completed across the General Needs and 
Sheltered stock at an average cost of £215 each.  This is expensive compared to our 
benchmark figures of £83 - £92 (upper and lower quartiles) per repair.  

Across a stock of 6,130 properties this equates to 2.38 repairs per property.  Our 
benchmark for social housing properties is between 2.96 and 4.02 repairs per 
property.  The average is therefore below our benchmark. 

The high average cost per repair is offset to some extent by the lower than average 
number of repairs per property, but overall the average cost per property remains 
high. 

The distribution of responsive repairs against priority types is set out below:- 

Category Stock 2011 - 12 Repairs / 

per 
property 

% 

Emergency Repairs     6,130      3,933  0.64 27% 

Urgent Repairs      6,130      5,469  0.89 38% 

Routine Repairs     6,130      5,171  0.84 35% 

Total     6,130    14,573 2.38 100% 

The actual percentages for each repair priority compare unfavourably with our 
benchmark ratios of 10:20:70, for Emergency/Urgent/Routine Repairs respectively. 
Emergency and Urgent repairs tend to attract a premium where they are called off on 
an ad-hoc basis.  We assume that the high proportion of Emergency and Urgent 
Repairs is pushing up the average cost of repair, but we were unable to disaggregate 
the figures to check this point. 

Recommendation: All Housing Authorities should collect detailed and reliable 
data for Responsive Repairs. 

Recommendation: Once data is collected on a uniform basis, undertake 
analysis to understand ‘best’ and ‘worst’ performance. 

Recommendation: Set up a process and culture to identify and share best 
practice in dealing with Responsive Repairs and to incentivise Continuous 
Improvement. 

5.2 Void Repairs 

In 2011/12, 332 voids were completed at an average cost of £2,611 which represents 
a total investment of £866,857.  Voids turnover was 5.6%, (332/5,959) of the stock for 
which results were reported.  The total investment of £866,857 suggests an average 

http://www.davidtolsonpartnership.co.uk/
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cost per property of £145.47 for void related works across the whole stock.  However, 
compared to our benchmark the average cost of the voids is high.  Our range is £989 
to £2,109 upper to lower quartile. 

The range of results across the Housing Authorities is broad, as well as across the 
property types:- 

 General Needs properties   £593 - £5,300 per void 

 Sheltered properties   £590 - £5,091 per void 

Turnaround times are long, 11 weeks in total, resulting in a significant rent loss of 
£316,059 per annum on void properties reducing the average relet time would reduce 
this loss and our benchmark data indicates a range of 1 to 5 weeks, depending on 
the extent of work required would be an achievable level. 

The amount of work required within major voids can vary significantly and so care is 
needed when interpreting these averages.  This is particularly true because currently 
there is no Minimum Lettable Standard operating for the whole stock.  

Recommendation: Housing Authorities should collect detailed and reliable data 
for Voids Repair works. 

Recommendation: Develop an Island-wide Minimum Lettable Standard. 

Recommendation: Introduce an Island-wide target for major and minor void 
turnarounds for both contractors and housing management. 

5.3 Cyclical Repairs and Servicing 

The total expenditure in 2011/12 on Cyclical Repairs and Servicing was £897,853 
according to the annual returns.  This gives an average cyclical repair and servicing 
cost of £149 per property which compares favourably with elsewhere.  Our 
benchmark range is £135 to £150 per property per annum. 

Recommendation: That the Housing Authorities collect detailed and reliable 
data for Cyclical Repair works. 

Recommendation: Set up an Island-wide framework for Cyclical Repairs 

5.4 Context for Responsive, Void and Cyclical Repairs 

In Business Planning terms it is usual to look at a combined figure for Responsive, 
Void and Cyclical Repairs.  We have set out below the ranges and averages per 
property.  We noted earlier that the range of results for each category of repair varies 
significantly across the Housing Authorities and between General Needs and 
Sheltered properties. 

 Repair Type General Needs 
Ave per prop 

Sheltered   Ave 
per prop 

Average per 
property 

 Responsive Repairs £139 - 706 £191- 412 £511 

 Cyclical Repairs £19 - 193 £54 - 586 £149 

 Voids Repairs £10 - 273 £35 - 428 £145 

 Total  £805 

 

http://www.davidtolsonpartnership.co.uk/
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The graph below demonstrates the widely varying responsive, void and cyclical repair 
costs across the different Housing Authorities for their General Needs stock. 

 

The combined Responsive, Void and Cyclical figures can be summarised as follows:- 

Repair Type Average per 
property 

Total expenditure pa 

Responsive Repairs £511 £3,136,597 

Cyclical Repairs £149 £897,853 

Voids Repairs £145 £866,857 

Total £805 £4,901,307 

The combined average spend on each property of £805 is expensive.  For Business 
Planning purposes, the rule of thumb is usually £650 - £750 per unit.  

If a £50 saving per property could be achieved, then this would reduce the total 
Repairs and Maintenance spend by approximately £300,000 annually across the 
whole stock and £9million across the business planning cycle. 

We have reviewed the Procurement arrangements in Section 7 below. 

http://www.davidtolsonpartnership.co.uk/


Isle of Man Government  8 
IoM4: Procurement Review 
 

www.davidtolsonpartnership.co.uk                                                                      

6. PLANNED MAINTENANCE 

6.1  Recent Capital Expenditure  

DSC Officers have provided Capital Expenditure figures on planned maintenance 
and new build investment, for the last 4 years and they are set out below:- 

Year Planned 
Maintenance 

New Build Total 

2009/10 £9,964,569 £16,934,857 £26,899,426 

2010/11 £8,726,916 £18,931,754 £27,658,670 

2011/12 £11,039,338 £22,468,555 £33,507,893 

2012/13 £7,600,000 £14,000,000 £21,600,000 

Average £9,332,706 £18,083,792 £27,416,497 

 

6.2  Planned Maintenance - Future Investment Need 

In our previous report we recommended that a full Housing Stock Condition Survey 
should be carried out.  

25-year Investment Plans have been produced for Douglas, Castletown, Port Erin, 
Ramsey, Onchan, and Braddan but information is not available for the other areas, or 
for the DSC stock. 

We have attempted to make some projections based on information available but 
caution is needed with the figures and the projections. 

The summarised figures are set out in the Table below; with the Douglas figures 
make up a high proportion of the investment need. 

  

Housing Authority No. of 

Units

Budget Totals (£000's) Total 

(£000's)

25-year 

Investment 

Plan 

(£000's)

30-year 

Investment 

Plan 

(£000's)

25-year 

per prop

30-year 

per prop

<5 yrs <15yrs <25yrs

Douglas   2,241      62,327    54,845    37,870 155,042 155,042     186,050     38,555   46,266   

Castletown      258        1,693      1,929      1,532 5,154     5,154         6,185         1,354     1,625     

Port Erin      190           709      1,162      1,010 2,881     2,881         3,457         757        908        

Ramsey      558        4,530      4,776      7,730 17,036   17,036       20,443       4,475     5,370     

Onchan      494        7,612      5,400      3,423 16,435   16,435       19,722       4,317     5,180     

Braddan      185           597      1,111            -   1,708     1,708         2,050         449        538        

Sub-Total 3,807 77,468     69,223   51,565   198,256 198,256     237,907     49,907   59,888   

Extrapolated Total 6,144 125,023   111,717 83,219   319,959 319,959     383,951     

39.26% 35.57% 25.17%  

We have extrapolated the figures, to provide a 30 year projection, the industry-
standard business planning period, and it suggests that the investment will be 
£59,888 per property.  This is high and compares to our benchmark range of £25,000 
– £35,000.  

If we apply this figure to the whole stock then this suggests a total investment of 
£384m over 30 years which equates to an annual average spend of £12.8m.  

http://www.davidtolsonpartnership.co.uk/
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The recent Capital Planned Maintenance investment has been running at an average 
of £9.3m over the last 4 years, and the annual returns include a sum of £1.747m for 
Planned Maintenance within the revenue figures.  This represents a combined figure 
of £12m which is approximately £0.8m below the requirement identified within the 
Investment Plans.  

There is a wide variation in anticipated investment across the different Housing 
Authorities but we suggest that the process for compiling the information continues 
with a view to it being completed by the end of this financial year. We would then 
propose that there is an independent validation of the outputs and based on this a 
decision is taken as to whether the information provides a solid base for future 
investment planning or whether a full independent stock survey should be carried 
out. 

Reliable and independently validated Island-wide stock condition information is 
essential in helping establish the quantum and type of investment need, as well as 
assisting with workstream planning and programming.  Armed with this information a 
detailed assessment could then be made of the capacity of the construction industry 
to deliver in both efficiently and in terms of value for money.  

Recommendation: To complete the process of compiling the stock investment 
requirements and then have this independently validated. Based on the 
outcomes from this a decision can be taken on whether a full independent 
stock condition survey is required.  

6.3 Planned Maintenance Benchmarking 

To enable us to make an assessment of the costs of the current programme we have 
undertaken a benchmarking exercise of four recent planned maintenance contracts. 
We have used a large Procurement Club operating in the North West of England as a 
reference point.  Within the Procurement Club there are a number of framework 
agreements that members (registered housing providers) can use.  They are 
particularly focussed on Planned Maintenance Works – e.g. kitchen, bathroom, and 
central heating renewals; window and door replacements; re-roofing works; as well 
as supply chain and stores support; and more recently reactive repairs and 
maintenance. 

We have identified a range of prices for which similar work is undertaken through the 
Procurement Club.  The Procurement Club does not offer a set price for say, a 
kitchen replacement, because mini competitions are run within the frameworks for a 
particular project and this provides opportunities for the partnering contractors to 
drive down prices.  Furthermore it also ensures that a client’s particular specification 
and requirements are met in full.  

Whenever benchmarking comparisons are made they need to be treated with 
caution. It is difficult to ensure that like for like comparisons are being made and this 
is particularly relevant in the Isle of Man context.  We have however tried to make the 
comparisons as meaningful as possible and they fulfil two purposes.  Firstly they 
enable us to make some estimates of the potential for cost saving – but we have 
been cautious in how much of the apparent difference we should take into account as 
highlighted in 5.3.6 below.  Secondly the figures provide the basis for staff involved in 
the programmes to pursue the reason for the differences and consider what can be 
learnt from this. 

http://www.davidtolsonpartnership.co.uk/
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6.3.1 Windows and Doors (DSC Capital Programme Reference - CS/PET/H/11/B/17) 

Under this DSC contract, 32 properties (28 houses and 4 flats) have had their 
windows and doors replaced for a total figure of £145,537 or £4,548 per property.  In 
addition, fees of £9,706 (6.67%) were incurred making the cost per property £4,851.  

A similar contract let under the Procurement Club would cost in the region of £98,604 
- £105,607, so between 27% and 32% less.  We have provided a detailed price 
breakdown for this contract and those below in Appendix 1, where differences in 
labour, plant and material costs are shown. 

Clearly there are additional costs associated with getting materials to the Island, but 
discussions with the supply specialists Wolseley (who use to have a presence in 
Douglas) suggests that an average uplift of 4.6% should be included for 
transportation costs, which we have included in our figures.  

6.3.2 Roof Renewals (DSC Capital Programme Reference - CS/PET/H/11/B/15) 

Under this DSC contract, 8 properties (4 pairs of semis) have been re-roofed for 
£85,402 or £10,625 per property plus £11,800 of fees (13.82%) making each 
property cost £12,150.  

A similar contract let under the Procurement Club would cost in the region of £49,531 
- £69,571, so between 19% and 42% less. 

6.3.3 The Gas Boiler Framework 

DSC has set up a Gas Boiler Framework and we have undertaken a review of the 
Stage 6 Tender Analysis, which shows the agreed contract price as £825,048 for 577 
properties.  The average unit price including fees is £1,430.  

A gas boiler replacement contract let under the Procurement Club would be similarly 
priced.   

6.3.4 The Kitchen Replacement Framework 

DSC has set up a Kitchen Replacement Framework and we have undertaken a 
review of the Framework documents.  The contract price was £1,199,473 for 150 
kitchens at a rate of £7,997 excluding fees.  The average material price for a Magnet 
kitchen is £814.  When fees and contingency are added the cost per property is 
£8,958.  The fees are 8.73% including site supervision. 

A similar contract let under the Procurement Club would cost in the region of 
£702,846 - £872,573, so between 27% and 41% less. 

6.3.5 Fees 

The reviewed contracts attracted a range of fees, for both professional services (pre- 
and post-contract), as well as site supervision.  An analysis of the fee levels is 
included in Appendix 2.  They range from 6.67% up to 14.41%, and the large 
projects have fees of around 11% excluding Site Supervision.  We are unsure who is 
paying for the Site Supervision but if this is added to the overall project, the average 
for fees goes up to 13.5%.  

The planned maintenance fees seem high compared to elsewhere which are typically 
6 to 9%, and achieved by using multi-skilled consultancies rather than a cross-
section of separate consultants – Architects, Quantity Surveyors, Structural 
Engineers and Planning Supervisors.  We recognise that there is a shortage of multi-

http://www.davidtolsonpartnership.co.uk/
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skilled consultancies on the Island.  However, as part of our recommendation to 
move towards a Procurement Agency, we recommend that the use of consultancy 
services is reviewed and their role is streamlined. 

The total Planned Maintenance expenditure last year was £7.6m and with fees at an 
average 13.5% representing approximately £1.1m.  A reduction of 5 percentage 
points in the total fees would save in the region of £380,000 annually.  We 
understand that fee tendering has recently been introduced but we consider that 
greater value for money could still be achieved in the selection of consultants and by 
streamlining their roles.   

It appears to us that a combination of Government imposed processes and a lack of 
technical skills within most of the housing authorities means that significant 
professional support is needed to follow the involved steps associated with the 
Procedure Notes. 

An advantage of using a Procurement Club for these types of project is that all the 
traditional pre- and post-contract fees are usually included. 

Recommendation; That for large capital projects that there is market testing of 
a wider range of consultancies. 

6.3.6 Overall 

We believe that significant savings could be made through a full review of Planned 
Maintenance procurement and delivery.  We recognise that the recent move towards 
using Framework Agreements has helped to drive down costs and we commend this 
approach.  For example, the recent Boiler Framework seems very competitive. 

We have considered the impact of the Island location when making our comparisons 
and accept that it is unlikely that in all the cases outlined above the full level of 
savings could be achieved, mainly because of the lack of capacity and competition 
within the construction industry and also because of the relatively small scale 
contracts.  It is also true to say that contractors in the North West of England are 
geared up to undertake large-scale improvement projects and the labour-force is 
flexible. 

However, we consider that savings of up to 20% (c£1.5m per annum based on the 
2012/13 figure of £7.6m) would be a reasonable target to aim for in this area. 

Recommendation: Expand the use of Framework Agreements 

7. NEW BUILD  

There is a Design Guide for New Build properties on the Island but this needs 
updating.  Designers and contractors must be encouraged to use this to harmonise 
their designs and materials which following examples from elsewhere will help to 
drive down construction costs. 

Set out on in Appendix 3 is our analysis of the information that we received relating 
to the 18 New Build Schemes.  We have looked at the tender figures and the price 
per unit and price per bedroom where this information could be gleaned from the 
reports.  We have also looked at the Professional Fees and Site Supervision costs. 

Most of the schemes involving new build properties include an element of 
redevelopment or refurbishment, and this has made benchmarking rather difficult, 
and the comments in 5.3 above are also relevant here. 

http://www.davidtolsonpartnership.co.uk/
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We have looked in detail at a First Time Buyers Scheme and also the Lezayre Road 
Estate Redevelopment (Phase 5) for benchmarking.  Both of these schemes had 
sufficient detail to examine the construction costs (£/m²) or the cost per unit.  

The First Time Buyers Scheme comprises 24 new units, 18 two bedroom houses and 
6 three-bedroom houses.  The construction cost was £2.68m or £111,682 per unit. 

The Lezayre scheme has had many phases and Phase 5 comprised 27 units (4 No 2 
bed houses, 13 No 3 bed houses, 2 No 4 bed houses and 8 No 2 bed flats).  The 
following is an extract from Cameron Hall’s (Cost Consultants) Tender Report dated 
February 2012.  It compares building-only construction costs for Phase 5 with earlier 
Phases and similar projects. The average cost for houses is £1,016/m2. 

Comparison with similar schemes 

The building only construction (costs) for the project abstracted from the contract sum 
of Auldyn Construstion Limited equates to an average cost for all house types of 
£1,016.25/m2  (excluding demolitions drainage, external works and contingencies, but 
with preliminaries apportioned by value). 
Comparative data from other schemes and published data, adjusted to 2010 levels, is 
as follows:- 

Redevelopment of Janet’s Corner Estate, ‘Project Two’ (26 nr 
units) 

£1,085.07/m2 

Redevelopment of Lezayre Road Housing Estate Phase One 
(Adjusted to exclude ground improvement works) 52 nr units 

£1,028.63/m2 

Redevelopment of Lezayre Road Housing Estate Phase Two 
(Adjusted to exclude ground improvement works) 30 nr units 

£1,095.99/m2 

Redevelopment of Seafield and St Mary’s Avenue Port St 
Mary (Phase One New Build) 8 nr units 

£1,121.28/m2 

DOLGE Guide 2-Bed 4-Person House £1,161.33/m2 

The cost/m² of ‘Phase 5’ compares favourably with the cost of similar schemes. 

http://www.davidtolsonpartnership.co.uk/
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7.1 Benchmarking Data 

We have used benchmarking data from the same North West Procurement Club 
referred to in Section 5.3.  The following table indicates the new build costs that are 
anticipated within the Procurement Club:- 

New Build Cost Summary 

Unit Type No 

Beds

Floor 

Area 

m2

 Price per m2  Price per 

bedroom 

 NHBC & 

Design 

Fees 

Indicative 

Prelims

Sub-Total* Total**

Flat/Apartment 2B/4P 65 804.92£           26,048.97£ 4,420.84£ 3,926.94£ 60,445.72£ 75,557.15£ 

Bungalow 2B/4P 64 751.66£           24,049.49£ 4,364.17£ 3,624.83£ 56,087.98£ 70,109.98£ 

House 2B/4P 75 590.51£           22,150.16£ 3,829.53£ 3,339.02£ 51,468.87£ 64,336.08£ 

Corner Plot Hse 3B/4P 88 615.32£           27,188.18£ 4,536.89£ 4,098.87£ 63,012.12£ 78,765.15£ 

House 3B/5P 88 574.30£           25,160.86£ 4,449.54£ 3,792.62£ 58,563.88£ 73,204.86£ 

3,336.70£        

Average £/m2 Ave 667.34£           834.17£      

* Exclusive of site works, ext services, drainage, outside boundary works.

** Inclusive of site works, ext services, drainage, outside boundary works.  

7.2 Benchmarking – First Time Buyers Scheme 

We appreciate that there are complicated land issues associated with First Time 
Buyer schemes and therefore like-for-like comparisons are very difficult.  

However using the Benchmarking Table above does suggest significant price 
differentials – the scheme we reviewed suggests a cost of £111,682 per unit and 
benchmarking suggests a figure nearer to £66,000. 

Our benchmark analysis of the First Time Buyers Scheme indicates:- 

    18 2B/4P 75  £ 1,158,049.47  

6 3B/5P 88  £    439,229.13  

24      £ 1,597,278.61  

Average  £      66,553.28  

    

The analysis suggests that costs paid on the Island are 40% higher than in the North 
West but we do recognise that the availability of land and the capacity of the 
construction sector are significant factors.   

7.3 Benchmarking – Lezayre Scheme 

For the Lezayre scheme the Cameron Hall figures suggests an average construction 
cost of £1,016/m2.  The average rate from the benchmarking exercise is £667.34/m2 
which represents a price difference of 34.3%. 

As noted earlier, we consider that the capacity of the construction sector is a key 
factor in the high prices and the creation of a Procurement Agency would enable a 
broader and longer term approach to be developed.  

Elsewhere, the creation of a standard Design Guide coupled with fixed grants, 
encouraged development opportunities, through design and build projects, increased 
construction work and decreased unit prices.  

http://www.davidtolsonpartnership.co.uk/
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7.4 New Build Fees 

We have analysed the data supplied for the New Build projects and highlighted the 
fees for each project (where the data is available).  The fees vary from 9.3% to 
15.85%, excluding site supervision, and from 10% to 18.83% including it. In the table 
in Appendix 3 we have highlighted the two extreme schemes in light brown to 
demonstrate the range. 

Officers have introduced fee tendering recently and we recognise that these historical 
figures do not fully reflect the current position, particularly as some of the numbers 
are fee estimates and they do not reflect the true outturn position. 

We have set out below typical fees for new build schemes elsewhere, where both 
consultants and contractors are working to a set Design Standard. 

Employer’s Agent

Contract Value up to £500k 1.25% to 2.96%

Contract Value £2m 0.8% to 1.20%

Contract Value £5m  0.5% to 0.9%

 Architects – Stage 1 (up to & including design development)

Contract Value up to £500k 1% to 1.7%

Contract Value £2m around 0.8% to 0.9%

Contract Value £5m 0.5% to 1.05%

Architects Stage 2 (from technical design to post PC)

Contract Value up to £500k 1.7% to 2.8%

Contract Value £2m 1.35% to 1.8%

Contract Value £5m 1.05% to 1.3%

Structural Engineer

Mostly around 0.7% to 0.8%, down to 0.5% for a £5m plus contract.

Clerk of Works

The services of a Clerk of Works usually come as part of a package.  

Using these benchmarks, the fees for a £2m contract would be in the range of 3.65% 
to 4.7%. 

The total New Build expenditure last year was £14m and with all-inclusive fees at an 
average of 12% representing approximately £1.68m.  A reduction of 5 percentage 
points in the total fees would save in the region of £700,000 annually. 

Recommendation: Develop a new build Design Guide. 

Recommendation: Encourage design and build development opportunities. 
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7.5 Overall 

We believe that significant savings that could be made through a full review of New 
Build procurement and delivery.   

We consider that savings of up to 15% (c£2.1m per annum based on the 2012/13 
figure of £14m) would be a reasonable target to aim for in this area. 

8. PROCUREMENT PROCESSES AND CAPITAL PROCEDURES 

At the moment procurement is not co-ordinated across the stock for Responsive, 
Void or Cyclical Repairs.  Nor is it co-ordinated for revenue funded planned 
maintenance work.  Individual Housing Authorities procure work on a one-off basis 
each time - with the exception of authorities that have their own DLO or handy-man 
services.  Currently there is no standard Schedule of Rates against which work can 
be ordered and priced, and this is a significant weakness. 

Capital works are more co-ordinated as they require both DSC and Treasury sign-off. 
Each Housing Authority uses consultants to support their funding applications.  The 
Procedure Notes for Management of Construction Projects sets out the steps that 
each housing authority and their consultants need to follow to get approval and 
funding.  We consider that the procedures are onerous and the fees charged by 
consultants are high. Officers consider that the fees are reasonable when considering 
the monitoring and reporting required. 

However there are a number of areas for improvement with the current procurement 
arrangements and these could be summarised as follow:- 

 Improved strategic planning in relation to investment based on accurate and  
comprehensive stock condition information; 

 The introduction of clear drivers to reduce costs; 

 A review of the number of people involved in design, procurement and delivery. 

Recommendation: that a standard Schedule of Rates be introduced to improve 
job pricing consistency and transparency. 

Recommendation: to undertake an Island-wide stock condition survey to 
support investment planning. 

Recommendation: set up a Procurement Agency to streamline design, 
procurement and delivery and to introduce clear drivers to reduce costs. 

9. POTENTIAL SAVINGS 

We have considered the impact of the Island location when making comparisons and 
accept that it is unlikely that in all the cases outlined above the full level of apparent 
savings could be achieved. 

We do however believe that significant savings could be made through a full review 
of procurement and delivery of the various works programmes and that the following 
savings targets per annum should be realistic based on the above:- 

Responsive Repairs £300,000 (reduction on a £4.9m workstream) 

Planned Maintenance Costs £1,500,000 (reduction on a £7.6m workstream) 

New Build Costs £2,100,000 (reduction on a £14m workstream) 
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Professional Fees 

Planned Maintenance £380,000 (reduction on £7.6m workstream) 

New Build £700,000 (reduction on £14m workstream) 

10. PROCUREMENT AGENCY FOR REPAIRS, CAPITAL IMPROVEMENTS 
AND NEW BUILD 

In order for the Housing Bodies (whichever option is chosen for their organisation) to 
be fully accountable for the services in their area they must have overall control and 
responsibility for repairs, capital improvements and new build, as clients of the 
service. 

However in order to deliver the improvements in service and efficiencies required 
then this should be brought together into one agency for which they will jointly be 
responsible. 

We believe that by bringing together procurement and delivery of the services 
described above that significant savings across the whole public stock sector could 
be achieved. 

The Procurement Agency would have a Board which would comprise 
Commissioner/Councillor representation from the Housing Bodies but which may 
include other people with particular skills/interest although the Housing Body 
Members would be in the majority. 

Its responsibilities would include:- 

 Preparing a Property Standard to be adopted across all the stock; 

 Preparing lists of Contractors for Repairs, Cyclical and Voids works including 
existing direct works departments; 

 Working with other arms of Government to develop capacity on the Island to 
increase competitiveness where this is an issue, and to increase training and 
employment opportunities; 

 Setting up and running a Customer Service Centre to receive the reporting of 
repair requirements and arranging for works to be carried out; 

 Preparing investment plans for Major Works and New Build; 

 Preparing the Business Case to Government for appropriate levels of 
investment; 

 Setting up Framework Agreements for Major Works and New Build; 

 Providing specifications for proposed schemes of work; 

 Selecting contractors/developers to carry out proposed schemes of work; 

 Supervising the schemes of work; 

 Reporting on progress. 

It would be for the Housing Bodies and the Agency to consider the detailed 
implementation of this but some options could be:- 

 In the case of Responsive, and Void works, a procurement process could be 
run using an industry standard Schedule of Rates, and contractors would tender 
to be included on the list.  This would introduce a significantly improved cost 
structure for the works.  There were over 14,000 individual jobs completed last 
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year and this represents approximately 42,000 phone calls.  Some streamlining 
of this would help.  A Schedule of Rates contract would help drive down the 
average repair cost as the new Schedule would provide much greater 
transparency and consistency; 

 Improvements could be made to existing DLOs and their role.  Part of a modern 
service would be the introduction of appointments scheduling and this would 
mean that the nearest tradesman would attend, thereby reducing some 
unnecessary travelling; 

 Cyclical repairs are currently competitively priced but an Island-wide 
procurement process for repeat services, like gas servicing could be adopted. 
The advantage of this approach is that the contractors will have visibility of the 
scale of the work and will be able to plan accordingly; 

 One of the benefits of introducing a Procurement Agency would be to 
streamline the role and fees of the external consultants and some soft market 
testing of the off-Island alternatives could be considered; 

 Linking into some of the social housing procurement clubs that have been 
operating very successfully in the North West of England.   

 

 

11 RECOMMENDATIONS 

We have listed below the various recommendations noted in this Report:- 

11.1 Housing Authorities should collect detailed and reliable data for Responsive 
Repairs; 

11.2 Housing Authorities should collect detailed and reliable data for Voids and 
Cyclical Repairs; 

11.3 Once data is collected on a uniform basis, undertake analysis to understand 
‘best’ and ‘worst’ performance; 

11.4 Set up a process and culture to identify and share best practice and to 
incentivise Continuous Improvement; 

11.5 Develop an Island-wide Minimum Lettable Standard; 

11.6 Introduce an Island-wide target for major and minor void turnarounds for both 
contractors and housing management; 

11.7 Set up a Procurement Agency to oversee and streamline Island-wide 
procurement and delivery, and introduce clear drivers to reduce costs; 

11.8 The Procurement Agency would coordinate procurement of all Capital Projects, 
including both Planned Maintenance and New Build projects; 

11.9 The Procurement Agency would coordinate revenue related procurement of 
Responsive, Void and Cyclical Repairs across the stock; 

11.10 The Procurement Agency should expand the use of Framework Agreements; 

11.11 Complete the process of compiling the stock investment requirements and 
then have this independently validated. Based on the outcomes from this a 
decision can be taken on whether a full independent stock condition survey is 
required; 
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11.12 For large Capital Projects ensure that there is market testing of a wider range 
of consultancies; 

11.13 Update the new build Design Guide; 

11.14 Encourage design and build development opportunities; 

11.15 Introduce a standard Schedule of Rates to improve job pricing consistency and 
transparency. 
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APPENDIX 1 – Capital Works Benchmarking – Detailed Analysis 

 
 
Windows & Doors (DSC Capital Programme Reference - CS/PET/H/11/B/17) 
 

IOM  Window Replacement CS/PET/H/11/B/17 

  
    

  

Date 02/07/2011 
   

  

  
    

  

Units 32 
 

28 houses   

  
  

4 flats   

  
    

  

Tender NK Construction 
   

£145,537 

  
    

  

  
   

Fees £9,706 

  
   

Asbestos Survey £1,000 

  
   

Other Costs £2,500 

  
   

Contingency £4,400 

  
    

  

  
   

Total £163,143 

  
   

    

  
   

Ave Price £5,098 

  
    

  

        Pre tender Estimate £5,625 

 
 

Low High Low High Low High Low High Low High

Per Property £4,548 £1,740 £1,901 £3,273 3,500£ £3,081 £3,300 £1,467 £1,248 32% 27%

Contract (32 units) £145,537 £6,961 £7,605 £91,643 £98,001 £98,604 £105,607 £46,933 £39,930 32% 27%

Materials - £780 £780 1,981£ 1,981£ 

Labour, OH/P - £460 £621 £792 1,019£ 

Preliminaries £500 £500 £500 £500

Difference £ Difference %Windows and Doors 
(12 Window s/2 Doors)

IOM
Flats Houses Contract 

 

The Isle of Man figures are shown in the first table and are summarised in the first column of 
the second table.  The other columns show the breakdown of costs for similar work through 
the Procurement Club.  The costs are broken down into Materials, Labour, Preliminaries and 
Overheads and Profits.  We have shown a range of prices – highest and lowest for flats and 
houses, summarised in the contract totals and with a difference shown in £ and as a % at the 
end.  We have used a range of labour rates to reflect the maximum and minimum likely to be 
returned under a Procurement Club tender. 
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Roof Renewals (DSC Capital Programme Reference - CS/PET/H/11/B/15) 
 

Date 24/06/2011

Units 8 4 pairs of semis

Tender J Clawson Ltd £85,402

Fees £11,800

Asbestos Survey £2,500

Contingency £5,298

Total £105,000

Ave Price £13,125

Pre tender Estimate £19,500

Roof Replacement 

 
 
 

 

Low High Low High Low High

Per Property £10,675 £6,191 £8,696 £4,484 £1,979 42% 19%

Contract (8 units) £85,402 £49,531 £69,571 £35,871 £15,831 42% 19%

Materials - £1,464 £1,464

Labour, OH/P - £3,177 £5,682

Preliminaries - £1,550 £1,550

Re-roofing
IOM

Benchmark Range Difference £ Difference %

 
A similar benchmarking approach to the one set out above has been adopted here. 
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THE KITCHEN REPLACEMENT FRAMEWORK 
 

Date 10/12/2009

Properties 300 pa x 4 years

Kitchen Unit Supply Magnet Ave price £814 £122,058

Price based on 50 Type 1, 50 

type 2 and 50 Type 3 Kitchens 

(see drawings)

Kitchen Installation Tooms and Cedar

Tender Analysis (based on 

150 per contractor per year)

Supply and Install £1,199,473

Fees £78,500

Building Regs £5,000

Site Investigation £2,500

Site Supervision £26,250

Other Costs £2,000

Contingency £30,000

Total £1,343,723

Ave Price £8,958.15

Pre tender Estimate £11,258

Kitchen Replacement Framework

 
 

Low High Low High Low High

Per Property £7,997 £4,686 £5,817 £3,311 £2,179 41% 27%

Contract (150 units) £1,199,473 £702,846 £872,573 £496,627 £326,901 41% 27%

Materials £814 £447 £549 £367 £265

Labour, Prelims, OH/P £5,983 £3,039 £4,068 £2,944 £1,915

Demolition £1,200 £1,200 £1,200

Kitchens
IOM

Benchmark Range Difference £ Difference %

 
 
A similar benchmarking approach to the one set out above has been adopted here. 
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NEW BUILD BENCHMARKING 
 

New Build Cost Summary 

Unit Type No 

Beds

Floor 

Area 

m2

 Price per m2  Price per 

bedroom 

 NHBC & 

Design 

Fees 

Indicative 

Prelims

Sub-Total* Total**

Flat/Apartment 2B/4P 65 804.92£               26,048.97£ 4,420.84£ 3,926.94£ 60,445.72£ 75,557.15£ 

Bungalow 2B/4P 64 751.66£               24,049.49£ 4,364.17£ 3,624.83£ 56,087.98£ 70,109.98£ 

House 2B/4P 75 590.51£               22,150.16£ 3,829.53£ 3,339.02£ 51,468.87£ 64,336.08£ 

Corner Plot Hse 3B/4P 88 615.32£               27,188.18£ 4,536.89£ 4,098.87£ 63,012.12£ 78,765.15£ 

House 3B/5P 88 574.30£               25,160.86£ 4,449.54£ 3,792.62£ 58,563.88£ 73,204.86£ 

3,336.70£           

Average £/m2 Ave 667.34£               834.17£       

* Exclusive of site works, ext services, drainage, outside boundary works.

** Inclusive of site works, ext services, drainage, outside boundary works.

Onchan

18 2B/4P 75 1,158,049.47£   

6 3B/5P 88 439,229.13£       

24 1,597,278.61£   

Ave 66,553.28£          
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APPENDIX 2 – Planned Maintenance – Professional Fees 
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APPENDIX 3 – Capital Projects (New Build) – Professional Fees 
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