
CABINET – 4 February 2013      EXECUTIVE SUMMARY OF AGENDA ITEM 7 
 
Report title: Low Rise External Wall Insulation (EWI) Cladding and Thermal 

Insulation Programme for Council Housing 
 
Wards affected: Citywide 
Strategic Director: Alison Comley, Strategic Director for Neighbourhoods 
Report Author: Simon Garner 
 
RECOMMENDATION for the Mayor’s approval: 
 
1.0 To approve the external wall insulation and related repairs to up to 3,100 low rise 

Easiform and No-Fines houses and low rise flats subject to the results of 
structural surveys and the development of suitable repair solutions. Estimated 
overall value is up to £45 million over 6-8 years and will be in several phases. The 
first phase (2014-2016), will take between two and three years for up to 1,500 
properties, with a total investment of up to £25m.  

 
1.1 Authority given to the Strategic Director, Neighbourhoods to sign the contracts 

arising from the procurement of the various phases. 
 
Key background / detail 
 
a. Purpose of report:  
 
The report seeks approval for the procurement of a contract(s) to deliver external wall 
insulation to up to 3,100 of Bristol City Council’s low rise social housing stock. The 
report contains information relating to the proposed works to be undertaken, estimated 
costs, the procurement process and the consultation which will be undertaken. The 
project is included in the Landlord Services Investment Strategy and is funded from 
the Housing Revenue Account. It is also a key programme under the council’s energy 
strategy and likely to attract Energy Company Obligation (ECO) funding. 
 
b. Key details:  
 
Landlord Services manages a range of council houses and house type flats, some of 
which are of non-traditional construction. Insulating these homes with cavity wall fill is 
often either not possible or results in unsatisfactory insulation levels. These homes are 
therefore difficult and expensive for tenants to heat and have associated problems 
with condensation. These properties are known as Easiforms and Wimpey No fines. 
These are specific construction types that will need some associated repairs and other 
replacements as part of the project.  
 
Over 3,100 No-Fines and Easiform houses are within the Council’s ownership, built 
between the 1930’s and 1970’s. The houses are located citywide.  
 
The work forms part of the Landlord Services Investment Strategy and will contribute 
towards the ELENA programme (which seeks to have delivered/committed to at least 
£62.5m of investment into renewable energy and energy efficiency projects by the end 
of May 2015.)  



This improvement project represents a real opportunity for Landlord Services to 
revitalise the look and feel of the estates where these properties are located, making a 
significant impact on the neighbourhoods, as well as improving the comfort of the 
homes of our tenants and leaseholders. Such investments in improving the condition 
of housing are reflected in the Housing Strategy “My Home is my Springboard for 
Life”, where it is recognised that quality of homes has a direct impact on health and 
the wider community and economy. 
 
The following are important factors and benefits about the low-rise external wall 
insulation programme: 
 

 All costs for the improvements can be met by the Housing Revenue Account, and 
wherever possible costs reduced by maximising ECO funding and any other eligible 
grants 

 Budget figures have been calculated using historical data from previous projects of 
a similar nature completed over the past two years, on projects such as the PRC 
properties 

 The improvements will keep the properties in good condition and prolong their use 
beyond at least 30 years 

 The improvements will significantly improve the living conditions of 8,000-10,000 
residents 

 It will contribute to Bristol City Council’s commitment to reduce the city’s CO2 
emissions by 40% and energy use by 30% by 2020 against a 2005 baseline 

 The Energy Service Team will seek to use the momentum from this programme to 
increase uptake of similar works amongst private householders in surrounding 
areas 

 It will help to reduce fuel poverty and mitigate the impacts of welfare reform 

● The City’s position as a Green Capital will be strengthened 

● The maintenance problems of these buildings (leaking roofs, internal damp and 
condensation, draughty windows, cracked and spalling concrete) will be reduced 

● Encourage residents’ involvement and engagement 



  

                                                                AGENDA ITEM 7 

   
BRISTOL CITY COUNCIL 

CABINET 
4 February 2014 

 
 

REPORT TITLE: Low Rise EWI Cladding and Thermal Insulation Programme 
for Council Housing 

 
Ward(s) affected by this report: Citywide 
 
Strategic Director: Alison Comley Strategic Director for Neighbourhoods  
 
Report author: Simon Garner, Major Projects Manager 
 
Contact details: Tel. 01173525228 Email: simon.garner@bristol.go.uk 
 
Report signed off by Executive member: Gus Hoyt (Neighbourhoods, Environment 

and Council Housing) 
  
    
 
Purpose of the report:  
 
The report seeks approval for the procurement of a contract(s) to deliver external wall 
insulation to up to 3,100 of Bristol City Council‟s low rise social housing stock. The report 
contains information relating to the proposed works to be undertaken, estimated costs, the 
procurement process and the consultation which will be undertaken. The project is included 
in the Landlord Services Investment Strategy and is funded from the Housing Revenue 
Account. It is also a key programme under the council‟s energy strategy and likely to attract 
Energy Company Obligation (ECO) funding. 
 
 
 
1.0 RECOMMENDATION for The Mayor’s approval: 
 
1.1 To approve the external wall insulation and related repairs to up to 3,100 low rise 
Easiform and No-Fines houses and low rise flats subject to the results of structural surveys 
and the development of suitable repair solutions. Estimated overall value is up to £45 million 
over 6-8 years and will be in several phases. The first phase (2014-2016), will take between 
two and three years for up to 1,500 properties, with a total investment of up to £25m.  

 
1.2 Authority given to the Strategic Director, Neighbourhoods to sign the contracts arising 
from the procurement of the various phases. 
 
 
 



  

 
2.0 PROJECT BACKGROUND 

 

2.1 The Properties 

 

Please refer to Appendix 2 for details of the number and type of each property in each 
location. 

Landlord Services manages a range of council houses and house type flats, some of which 
are of non-traditional construction. Insulating these homes with cavity wall fill is often either 
not possible or results in unsatisfactory insulation levels. These homes are therefore difficult 
and expensive for tenants to heat and have associated problems with condensation. 
Landlord Services Investment Strategy is to insulate all its homes, with this programme 
forming the next stage. These properties are known as Easiforms and Wimpey No-Fines. 
These are specific construction types that will need some associated repairs and other 
replacements as part of the project.  
 
Over 3,100 No-Fines and Easiform houses are within the Council‟s ownership, built between 
the 1930‟s and 1970‟s. The houses are located citywide and have not previously received 
any in-depth structural surveys. Approximately 20 sub-types have been identified.   
 
The Building Research Establishment carried out surveys to No-Fines and Easiforms 
(nationwide) in the late 1980s and various actual and potential structural problems were 
identified. External walls were constructed using an in situ poured concrete system and as a 
result of poor quality mix, together with the effects of carbonation and rainwater ingress are 
susceptible to resulting degradation.  
      
As part of this project structural surveys will establish the general and structural condition of 
a sample of the houses before developing repair methods and carrying out a small number 
of pilot repair schemes. Consulting engineers will carry out initial structural surveys and 
assist with the production of repair specifications for the pilot units. 
 
Under current funding conditions, the low rise insulation will be eligible to receive Energy 
Company Obligation (ECO) funding. This funding will be negotiated as part of the wider 
discussions taking place between the Council and obligated energy companies around ECO 
funding support for energy efficiency programmes that are currently underway or planned 
within the city.   
 

2.2 Proposed Works 

 

 Heat loss - the requirements of Building Regulations expect new residential buildings to 
have a minimum heat loss of between 0.18 kW/m2 and 0.25 kW/m2. The proposed 
external wall insulation project will aim to reduce the heat loss through the walls to, on 
average, 0.25 kW/m2. The project will aim to exceed standards required by current 
Building Regulations by researching new or alternative insulating materials and 
methods of application. Whilst it is too early to accurately predict the average savings to 
tenants from this project, the Energy Savings Trust estimates that installing external wall 
insulation on a gas heated, semi-detached home with three bedrooms will save 
approximately £490 per annum in heating costs. 

 Overall appearance - the selected buildings currently benefit from a 7 year external 



  

maintenance cycle. This freshens the appearance at regular intervals but the paint soon 
fades. It is not possible to disguise the structural stresses and general deterioration of 
the buildings for long.  

The overall appearance of the buildings, the condition of the structure, and the condition 
of the windows and roofs, will also fall within the scope of the project to ensure a 
comprehensive approach to maintenance and replacement programmes.  

 Structural condition, structural surveys and repairs - although the properties are 
generally solidly built, there is localised evidence of carbonation of the concrete 
covering the reinforcing steel and some cracking and bowing of external walls due to low 
grade concrete and inadequate cover to the reinforcing steel. There have also been 
cases where insufficient wall-ties have been used in the original construction. All works 
on buildings displaying these symptoms will therefore be preceded by structural 
surveys, to determine the appropriate remedial works required before over-cladding is 
applied.  

 Windows - although most of these buildings have PVCu double glazed windows, some 
were installed more than 15 years ago and are either in poor condition or failing to 
perform (e.g. shrinking or perished gaskets, mis-alignment of casements, or missing 
furniture). In some cases it may be possible to overhaul, repair, and service the existing 
windows, subject to a detailed survey. In other cases complete replacement of failing 
windows with higher-specification windows would be the best value option. Both options 
would require guarantees for workmanship and materials, and both options would take 
advantage of the over-cladding scaffold in order for works to be carried out. 

 Deterioration of roofs - most houses have their original pitched tiled roofs or flat 
concrete roofs and some have now come to the end of their expected lives. Houses with 
flat concrete roofs particularly were constructed in the late 1940s without insulation and 
result in ongoing problems of condensation and dampness. Subject to structural 
surveys it should be possible to upgrade flat concrete roofs with a “warm roof” externally 
applied system which will eliminate condensation and mould problems. 

 
 

3.0   PREPARATION AND PROCUREMENT 

The project scope will include all enabling and preparatory works to be carried out before the 
contractor occupies each site, although some of these processes will necessarily overlap 
with the contractor‟s operations:  

 Structural surveys and asbestos surveys 

 Consultation with Asset Management, tenant groups, and leaseholders 

 Preparation of full scope of works and performance specifications, consultation with 
the Planning Department where required 

 Pilot repair and improvement works to a range of properties to assess repair and 
insulation systems 

 Provision of newsletters and information to residents 

 Enabling works where required 

Sufficient time will be allowed within the programme to enable all works to be carried out 
safely and without risks to residents or contractors.  

As part of the procurement process, we will do everything permitted by EU Procurement 
Regulations to support local contractors and to encourage local jobs and apprenticeships as 



  

part of the programme of works. We will look to undertake a range of other support activities 
for local firms to assist them in engaging in procurement, including workshops covering 
construction related topics and the corporate publications Bristol Business Guide. 

The proposed method of procuring the works is to divide the project into several phases, 
sized and prioritised to reflect the relative need for the repair and insulation works. Each 
phase will be separately tendered. The estimated value of each phase is between £10m and 
£25m so the full scope of the EU procurement rules would apply to each phase. These 
procurement obligations could be satisfied by either: (i) a series of individual OJEU 
advertised tenders for each phase or (ii) the establishment of an overarching framework 
agreement with a series of individual mini tenders for each phase. A final decision has not 
yet been made regarding these two options. 

Each phase will be reviewed on completion. In total up to 3,100 properties will be repaired 
and over-clad in a 6-8 year period on a phased basis.  

Tenants‟ representatives already trained in procurement processes will be involved in the 
contractor selection. 

Further phases will be commissioned after a review of phase 1. All properties will be subject 
to review within the Asset Management Strategy, to ensure that investment is secure and 
sustainable before further work is issued to contractors.  

Consideration will be given to options for protecting against the risk of defects in 
workmanship and materials. These include: (i) the provision of an Insurance Backed 
Guarantee (IBG) for each property and/or (ii) product guarantees backed by product liability 
insurance. 

 

4.0    KEY FACTORS AND BENEFITS  

 

The work forms part of the Landlord Services Investment Strategy and will contribute 
towards the ELENA programme (which seeks to have delivered/committed to at least 
£62.5m of investment into renewable energy and energy efficiency projects by the end of 
May 2015.)  

This improvement project represents a real opportunity for Landlord Services to revitalise 
the look and feel of the estates where these properties are located, making a significant 
impact on the neighbourhoods, as well as improving the comfort of the homes of our tenants 
and leaseholders. Such investments in improving the condition of housing are reflected in 
the Housing Strategy “My Home is my Springboard for Life”, where it is recognised that 
quality of homes has a direct impact on health and the wider community and economy. 

The following are important factors and benefits about the low –rise external wall insulation 
programme: 

 All costs for the improvements can be met by the Housing Revenue Account, and 
wherever possible costs reduced by maximising ECO funding and any other eligible 
grants 

 Budget figures have been calculated using historical data from previous projects of a 
similar nature completed over the past two years, on projects such as the PRC 
properties 

 The improvements will keep the properties in good condition and prolong their use 
beyond at least 30 years 

 The improvements will significantly improve the living conditions of 8,000-10,000 



  

residents 

 It will contribute to Bristol City Council‟s commitment to reduce the city‟s CO2 
emissions by 40% and energy use by 30% by 2020 against a 2005 baseline 

 The Energy Service Team will seek to use the momentum from this programme to 
increase uptake of similar works amongst private householders in surrounding areas 

 It will help to reduce fuel poverty and mitigate the impacts of welfare reform 

● The City‟s position as a Green Capital will be strengthened 

● The maintenance problems of these buildings (leaking roofs, internal damp and 
condensation, draughty windows, cracked and spalling concrete) will be reduced 

● Encourage residents‟ involvement and co-operation 
 

Landlord Services will be looking for ways to accelerate the programme where possible, 
although this will depend upon the success of the procurement phase and capacity and 
suitability of contractors available. The end of each phase will present an opportunity for 
review and appraisal of the procurement process (see s.6.0). 

 

 

5.0   CONSULTATION AND SCRUTINY INPUT 
 
a. Internal consultation: 

Key stakeholders, which include the following: Estate Management, External 
Maintenance Team, Mechanical & Electrical Team, Response Maintenance, 
Procurement Services, Asset Management, Finance, Tenant Participation, Energy 
Service Team, Strategic Housing, Planning, Horticultural Services, Knowle West 
Regeneration Framework.  

 
b. External consultation:  

 Prior to cabinet: consultation with the Executive Member & Housing 
Management Board (through briefings) and Planned Service User Group)   

 When developing each programme: involve Local residents / Ward Councillors 

 During procurement: Involve Trained Tenant Representatives 
 

 
6.0  OTHER OPTIONS CONSIDERED 
 
An option would be not to carry out any over-cladding or insulation, therefore making 
significant savings in capital expenditure. 
 
However, this option would not slow down the physical deterioration of the fabric of these 
buildings. If unchecked, this could eventually make them uninhabitable and have a negative 
impact on rental income. The rate of deterioration would be matched by the rise in the costs 
of reactive repairs and would do nothing to improve the living conditions of residents. 
 
In the long term, opting to over-clad and insulate the selected properties will increase their 
long-term value as capital assets, increase and prolong their utility value as social housing 
units and ensure that neighbourhoods are attractive places to live in.  
 



  

Furthermore, those tenants already affected by fuel poverty will only become poorer as fuel 
prices rise, and a greater number of tenants will suffer from fuel poverty due to the impacts 
of Welfare Reform. With fewer tenants having the financial means to heat and control the 
comfort levels of their homes, condensation and damp related issues will invariably increase 
and further aggravate the deterioration of the housing stock with resultant health impacts on 
tenants. Additionally, the opportunity to take advantage of external funding schemes may 
also be lost as would the opportunity to count the investment as leverage towards ELENA 
funding. 
7.0 RISK MANAGEMENT / ASSESSMENT  

 
 

FIGURE 1 
The risks associated with the implementation of the (subject) decision 

 

No. RISK 

 
Threat to achievement of the 
key objectives of the report 

INHERENT RISK 

 
(Before controls) 

RISK CONTROL MEASURES 

 
Mitigation (i.e. controls) and 
Evaluation (i.e. Effectiveness of 
mitigation). 

CURRENT RISK 

 
(After controls) 

RISK OWNER 

  Impact Probability  Impact Probability  

1 Health & Safety incident during 
works resulting in injury to 
tenant, contractor or BCC staff 

High Medium All work to comply with 
Construction Design and 
Management Regulations, (CDM) 
along with risk assessments and 
method statements. 
 

High Low CDM 
coordinator 

2 Financial loss due to contractor 
entering liquidation 
 
 
 
 

Medium Medium Financial checks will be carried out 
by the Council Financial Officer, to 
assess whether the selected 
Contractor(s) are financially viable 
and able to sustain contracts of this 
value. 
 

Medium Low Project 
Manager 

3 ECO policy framework 
withdrawn/significantly 
amended leading to loss or 
significant reduction in ECO 
funding 
 

Medium High 

 
Full costs of this scheme would be 
met within existing HRA resources. 

Low Low Project 
Manager 

4 Poor quality works resulting in 
defects 

Medium Medium A bond of 10% of the total tendered 
contract sum will be required and 
will be in effect during the contract 
period and defects liability period. 
 

Medium Low Project 
Manager 

5 Poor contractor performance  Medium Medium Include Key Performance 
Indicators (KPI's) and penalties 
within the tender document and a 
clause to allow the Council to 
terminate the contract if the 
contractor fails to perform.  
 

Medium Low Project 
Manager 

6 Failure to receive Planning 
Permission where required 

Medium Medium Planning have advised that in most 
instances planning is not required 
unless in a conservation zone. 
Therefore low risk. The form of 
contract to be used will be Design & 
Build, which places the 
responsibility of meeting Planning 
and Building Control requirements 
with the contractor and therefore 
reduces the risk further to the 
Council. 
 

Low Low Principle 
Contractor 

7 Conflict with other work Medium Medium Coordination with Energy Service Low Medium Project 



  

programmes and their 
appointed contractors 

and other Council service work 
programmes to ensure coordinated 
work planning across different 
contractors. 
 

Manager & 
Principle 
Contractor 

 
 
 
 

FIGURE 2 
The risks associated with not implementing the (subject) decision 

 

RISK 

 
 

Threat to achievement of the 
key objectives of the report 

INHERENT RISK 

 
(Before controls) 

RISK CONTROL MEASURES 

 
 

Mitigation (i.e. controls) and 
Evaluation (i.e. effectiveness of 

mitigation). 

CURRENT RISK 

 
(After controls) 

RISK OWNER 

 Impact Probability  Impact Probability  

Further deterioration of 
building‟s external fabric.  
 

High High Reactive ''patch repairs'' Medium Medium Response 
Maintenance 

The potential risk to members 
of the public being injured as a 
result of the deterioration of 
building‟s external fabric. 
 

High Low Carry out structural repairs Low Low Landlord 
Services 

Property unfit for purpose. High High Carry out refurbishment project. 
 

Low Low Landlord 
Services 

Risk of fuel poverty for 
tenants. 
 

High High Install external wall insulation. Low Low Landlord 
Services 

Loss of revenue through 
uninhabited property. 
 

Medium High Decant Tenant Medium High Landlord 
Services 

Failure to meet The Bristol 
Home Standard. 
 

High High Carry out refurbishment project Low Low Landlord 
Services 

Failure to meet The Affordable 
Warmth Strategy. 
 

High High Carry out refurbishment project Low Low Landlord 
Services 

ELENA leverage target not 
achieved, leading to 
proportionate claw back of 
ELENA grant funding by EIB. 
 

High Medium Identify alternative funding streams 
to support investment in renewable 
energy and energy efficiency 
programmes. 

Medium Low Energy Service 

 
 
 
8.0 PUBLIC SECTOR EQUALITY DUTIES:  
 
Within these contracts, equalities will be considered and managed as listed below: 
 

 Part of the selection criteria will assess the contractor‟s equalities polices, which 
should include diversity training for all their employees 

 To assist with effective communication, Planned Maintenance contracts will provide a 
Customer Liaison Officer for „home visits‟ and resolving tenant enquires 

 All information will be offered in formats and languages that are accessible to 
disabled tenants and tenants whose first language is not English 

 Refer to EQIA in appendix 3 



  

 
 
 
 
9.0 ENVIRONMENTAL CHECKLIST / ECO IMPACT ASSESSMENT -  Please refer to 
Appendix 1. 
 
Advice given by: Steve Ransom (BCC Sustainable City Group) 
Date: 25/10/2013 
  
10.0 RESOURCE AND LEGAL IMPLICATIONS 
 
a. Financial (revenue) implications:  
 
The HRA is a separate account from the General Fund. Money raised within the HRA must 
be spent on services for tenants and investment in council housing. Landlord Services 
income stream is primarily based on maintaining our properties to such a standard that they 
will continue to occupied over the 30 years of the Council‟s HRA Business Plan. For this 
assumption to be realistic investment in our properties must continue so they remain fit for 
purpose. The current Landlord Services Business Plan includes the full estimated costs of 
this cladding programme. Landlord Services will seek to maximise Energy Company 
Obligation (ECO) monies and any other applicable grant funding to enable resources to be 
used elsewhere within the HRA.  
 
The chosen method of procurement allows Landlord Services to ensure that we achieve 
maximum value for money on this programme. We will be able to be more precise in the 
resources required for our detailed yearly capital budgets. We will also ensure that asset 
appraisals are carried out before each Phase is let to ensure that this route still provides the 
best value for money for the HRA and that the investment will prove to be of long term 
benefit to our tenants.  
 
b.  Financial (capital) implications: 
 
See comments above. 
 
Advice given by: Shahida Nasim, Finance Business Partner   
Date: 20/11/2013  
 
c.  Legal implications: 

 
Any contracts awarded under this project must be procured in accordance with the Public 
Contracts Regulations 2006 and the general principles of transparency, equal treatment and 
non-discrimination and the councils own procurement rules. Consideration will need to be 
given to the form of contract to be used and whether collateral warranties, a performance 
bond, a retention bond and/or a parent guarantee would be appropriate and cost-effective.  
Consideration will also need to be given to the extent to which procurement law applies to 
obtaining ECO funding. 
 
Advice given by: Eric Andrews (Senior Solicitor) and Philip Roberts (Solicitor) 
Date: 20/11/2013 
 
d.  Land / property implications: 



  

 
The investment of up to £45m to insulate and in some cases repair over 3,100 
non-traditional houses and house type flats has a number of positive outcomes for the 
council‟s housing stock including the ability to attract ECO funding. The insulation works, 
replacement of windows and roof coverings are likely to extend the life of the properties by 
up to 30 years and enhance the asset value thus maintaining income streams as well as  
saving on energy costs, improving the look and feel of estates and reducing CO2 emissions. 
 
Advice given by: Peter Quantick (Principal Portfolio Management Officer) 
Date: 04/12/13   
 
e. Human resources implications: 
 
Dependent on the size of the project approved, there could be an increased resource 
requirement for one additional Clerk of Works on a fixed-term basis. The service area may 
also require an additional two Project Surveyors in order to deliver the outcomes. A business 
case to establish the appropriate level of resource will be subject to The People Panel 
scrutiny. If recruitment is required, Bristol City Council‟s recruitment policy will be followed 
and any opportunities for redeployment will be explored.  
 
Advice given by: Sandra Farquharson (HR People Business Partner, Neighbourhoods and 
Regeneration) 
Date: 19-11-13  
 
f. ELENA implications: 
 
The external wall insulation programme will have a significant positive impact upon the 
Council‟s commitment to the ELENA programme. 
 
Advice given by: Mareike Schmidt (Strategic Energy Performance Manager) / David 
White (Technical Project Manager) 
Date: 26-11-13  
 
 
11.0 APPENDICES 

 
Appendix 1: Environmental impact checklist 
 
Appendix 2: Number and type of properties in each location 
 
Appendix 3: EQIA (see attached document) 
 
 
Access to information (background papers): 
 
There are no background papers. 



  

Appendix 1 - Environmental Impact checklist 
 

Title of report: Low Rise EWI Cladding and Thermal Insulation Programme 

Report author: Simon Garner (BCC Landlord Services) 

Anticipated date of key decision:  4th February 2014 

Summary of proposals:   
Approval is sought to commence with Phase 1 of a citywide Project to over-clad up to 3,100 
low rise properties with new low-maintenance coverings and external wall insulation.   

Will the 
proposal 
impact on... 

Yes 
/ 
No 

+ive 
or  
-ive 

If yes... 

   Briefly describe impact Briefly describe mitigation 
measures 

Emission of 
Climate 
Changing 
Gases? 

Yes  - 
 
 
 
 
+ 
 
 
+ 

Short-term emissions of climate 
changing gases through the use 
of energy, transport fuel and 
materials during works. 
 
Works will improve the Energy 
Efficiency of inefficient homes.  
 
Overall the programme will 
deliver an estimated lifetime 
carbon saving of 55,828 tonnes 
CO2. 

See overall mitigation 
measures in summary below. 
 
 

Bristol's 
vulnerability 
to the effects 
of climate 
change? 

Yes + 
 
 
 
-  

Energy efficiency improvements 
will increase the resilience of the 
city to fuel security issues. 
 
Improving insulation levels 
creates the potential for 
increased overheating during 
heat wave conditions. 

. 
 
 
 
Overheating will be considered 
during the design and 
specification of individual 
schemes. 

Consumption 
of 
non-renewab
le resources? 

Yes - 
 
 
 
 
 
+ 

Short-term use of fossil fuels 
and other non-renewable 
materials through the use of 
energy, vehicle fuel and 
materials during works.   
 
Completed properties will use 
less fossil fuel for heating and 
have an extended useable life. 

See overall mitigation 
measures in summary below. 
 
 
 
 
 

Production, 
recycling or 
disposal of 
waste 

Yes - Waste will arise from works. See overall mitigation 
measures in summary below. 
 
 



  

The 
appearance 
of the city? 

Yes May 
be + 
or - 

Works will alter the appearance 
of the city. 

This will be considered as part 
of the design and (if necessary) 
planning process. 

Pollution to 
land, water, 
or air? 

Yes - Works will involve the use and 
storage of materials that could 
contaminate land, watercourses 
and surface water drains, if 
accidentally released. 

 
Works are likely to create dust 
and noise. 
 

The contractor(s) will be 
registered to the Considerate 
Constructors Scheme and 
must achieve Certificate of 
Performance Beyond 
Compliance.   
 
Contractors must work in 
accordance with all relevant 
legislation and Environment 
Agency Pollution Prevention 
Guidelines (PPGs).  

Wildlife and 
habitats? 

Yes - It is possible for works 
associated with this contract to: 

 Impact upon legally 
protected species or habitats 

 Impact on priority species or 
habitats listed in the UK or 
Bristol Biodiversity Action 
Plan. 

 Remove or damage trees. 
 
Materials such as timber can 
have a detrimental effect on 
wildlife and habitats if not 
carefully sourced. 

Work must comply with the 
Council‟s duty under the 
Natural Environment & Rural 
Communities Act, 2006 
(Section 40). 
 
Guidance on protecting 
species & habitats will be 
sought from BCC's Nature 
Conservation and 
Arboricultural Officers before 
the contract commences to 
ensure that any impacts are 
mitigated.        
Timber and wood-derived 
products for supply or use in 
this contract comply with UK 
Government policy (CPET). 

Consulted with: Becky Coffin (BCC Nature Conservation Officer) 

Summary of impacts and mitigation - to go into the Cabinet / Council Report 

 

The significant impacts of this proposal are…. 

 The short term impacts of this contract are the use of raw materials, production of 
waste and consumption of fossil fuels for travel etc.  Longer term, works will result in 
improved levels of energy efficiency in these homes. 

 Overall, the programme will deliver an estimated lifetime carbon saving of 55,828 
tonnes CO2. 

 
The proposals include the following measures to mitigate the impacts…. 

 Where possible, the scheduling of works will prioritise homes with the worst thermal 
performance and reduce the transport impacts associated with delivery. 

 Where possible, works will be scheduled to co-inside with any other external works 
required, so as to minimise disruption and nuisance. 

 The procurement process for appointing contractor(s) will include a sustainability 



  

assessment, and specific contractual requirements as appropriate. 

 All construction elements covered by the BRE Green Guide to Specification (or 
equivalent) must be rated B or above unless there are significant technical or financial 
reasons why this cannot be achieved. 

 Insulation standards above building regulations will be achieved if technically and 
financially viable. 

 The chosen contractor(s) will demonstrate compliance with the waste hierarchy by: 
o Preparing and adhering to Site Waste Management Plans. 
o Reducing waste e.g. through effective material storage 
o Reusing waste e.g. reuse of off-cuts. 
o Recycling as much waste as possible and using readily recyclable products. 
o Avoiding landfill wherever possible. 

 The additional mitigation measures described in the main body of the Environmental 
Impact Checklist will be delivered. 

 
The net effects of the proposals are…. 
Long-term improvements to the energy efficiency of these buildings will far outweigh the 
short-term environmental impacts associated with these works.  The project will therefore 
result in a net reduction in carbon emissions. 

Checklist completed by: Matthew Sands (extension 25545) 

Dept.: Landlord Services 

Date: 25/10/13 

Verified by: Steve Ransom (BCC Sustainable City Group) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

Appendix 2 - Number and type of properties in each location 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

       

       

Easiforms 
  

No-Fines 
  

City Wide Total 

        Areas (North) Properties 
 

Areas (North) Properties 
 

Easiforms 2679 

Brentry 216 
 

Easton 97 
 

No-Fines 681 

Henbury 232 
 

Newtown 21 
 

Total 3360 

Lawrence Weston 205 
 

St Pauls 3 
   Lockleaze 190 

 
Sub Total 121 

 
Note - figures include 

Manor Farm 57 
    

152 leaseholders 

Shirehampton 6 
 

Areas (South) Properties 
   Southmead 128 

 
Hengrove 67 

   Westbury-On-Trym 1 
 

Inns Court 295 
   Sub Total 1035 

 
Knowle 76 

   

   
Stockwood 14 

   Areas (South) Properties 
 

Whitchurch 85 
   Brislington 150 

 
Withywood 23 

   Hartcliffe 580 
 

Sub Total 560 
   Highridge 173 

      Knowle 14 
 

No-Fines Total 681 
   Stockwood 430 

      Withywood 297 
      Sub Total 1644 
      

        Easiform Total 2679 
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Appendix 3 - Bristol City Council Equality Impact Assessment 

Form 

(Please refer to the Equality Impact Assessment guidance when 

completing this form)  

Name of proposal  Low Rise Exterior Wall Insulation 

Directorate and Service Area Neighbourhoods and City 
Development; Landlord Services  

Name of Lead Officer Phil Spencer 

 

Step 1: What is the proposal?  

Please explain your proposal in Plain English, avoiding acronyms and jargon. 

This section should explain how the proposal will impact service users, staff 

and/or the wider community.  

1.1 What is the proposal?  

Landlord Services manages a range of Council houses, some of which are of 
non-traditional construction and which cannot all be insulated with cavity wall 
fill. These homes are difficult and expensive for tenants to heat and have 
associated problems with condensation. Landlord Services has a long standing 
programme to insulate all of its homes, with this programme forming the next 
stage.  These properties are known as Easiforms and Wimpey No Fines - 
specific construction types that will need some associated repairs and other 
replacements as part of the project, which will fit External Wall Insulation 
(cladding). This amounts to just over 3,100 homes which will benefit from 
greater insulation. This project forms part of the Energy Service Team 
programme (EST are involved in a number of energy saving initiatives across 
the City, which includes a range of insulation schemes and a project to fit Solar 
PV to Landlord Service stock as well as corporate buildings). This External Wall 
Insulation project could attract significant funding. 

 

Step 2: What information do we have?  

Decisions must be evidence-based, and involve people with protected 

characteristics that could be affected. Please use this section to demonstrate 

understanding of who could be affected by the proposal.  
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2.1 What data or evidence is there which tells us who is, or could be affected? 

The attached comparison of demographics shows that amongst Bristol City 
Council tenants the percentages of tenants from Protected communities, 
notably over 65, disabled, non-Christian, female and BME communities, are 
higher than amongst the overall population of Bristol. 

2.2 Who is missing? Are there any gaps in the data?  
We have not undertaken a detailed statistical analysis of the occurrence of 
protected characteristics amongst the specific house types to be affected by 
works under this programme overall. However, the team will liaise closely with 
the Senior Housing Advisors (Estate Management) and tenant profiles will be 
checked on an individual basis for equalities information, including 
vulnerabilities and communications difficulties, as the project moves forward 
in geographical phases. The affected properties include low rise flats, houses 
and bungalows and so a wide range of our tenants, including the elderly and 
disabled who make up the majority of tenants in bungalows, will benefit from 
the improved insulation. 
2.3 How have we involved, or will we involve, communities and groups that 
could be affected? 
The Planned Programmes Service User Group has been consulted initially. A 
full communications plan is currently under development and will include a 
handbook or information pack for affected residents, newsletters and mailings 
to inform and update on the programme, particularly with regard to timescales 
and projected start dates as well as what is to be done and what residents can 
expect in terms of disruption and duration of the works. The contractor will be 
required to provide a liaison officer so that queries and personal concerns can 
be responded to on a one to one basis. The project team will also have a full 
time Customer Liaison Officer who will be able to inform tenants directly and 
provide one to one information and reassurance where needed. 

 

Step 3: Who might the proposal impact? 

Analysis of impacts on people with protected characteristics must be 

rigourous. Please demonstrate your analysis of any impacts in this section, 

referring to all of the equalities groups as defined in the Equality Act 2010.  

3.1 Does the proposal have any potentially adverse impacts on people with 
protected characteristics?  

Likely impacts will include dust, dirt and noise from the works as well as 
potential effects of having scaffolding around the properties, such as possibly 
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reduced or changed access and increased hazards for those with visual 
impairment or reduced mobility. 
The full scope of the works will be confirmed by survey, and may include 
replacement/repair to windows and roofs in order to accommodate the likely 
increased depth of the walls post cladding. Until this is known, it is difficult to 
predict the likely duration of the work to each property. 
 
Specifically, impact on protected characteristics may include: 
Age: Elderly residents may be unaware of the project or forget what is 
happening and may require repeated/regular updating in order to reduce 
feeling of isolation and confusion. They may also require additional help and 
support and this will be discussed with them. 
Disability: People with impaired mobility may especially be affected by works 
in the area immediately surrounding or inside their home, particularly if access 
is to be hindered or restricted in any way. Those with visual impairment are 
especially vulnerable to scaffolding, debris or equipment obstructing the usual 
route of entry to their homes, while the deaf and hearing impaired may be 
taken by surprise or alarmed by works which they are unable to hear but 
stumble upon while entering/leaving their homes. Members of this community 
may feel particularly anxious about any restriction or disruption to their access. 
Gender, Transgender, Sexual Orientation, Marriage and Civil Partnership: 
Residents within these communities may feel intimidated by large numbers of 
work men in close proximity to their homes during homes. 
Pregnancy and Maternity: Pregnant women and those caring for very young 
children may feel intimidated by large numbers of work men in close proximity 
to their homes during homes. They may also have particular concerns about 
safety and access, especially close to birth. 
Ethnicity (Race) and Religion or Belief: Residents for whom English is a second 
language may find difficulty in understanding written information or signs. 
Members of these communities may also be intimidated by large numbers of 
workmen in close proximity to their homes, especially if they have previously 
experience harassment.  

3.2 Can these impacts be mitigated or justified? If so, how?  
In general terms, contractors working for the Council are expected to be 
members of the Considerate Contractors Scheme and adhere to Code of 
Conduct that encompasses. This includes minimising the impact of vibration, 
and air, light and noise pollution, informing, respecting and showing courtesy 
to those affected by the work, having systems that care for the safety of the 
public, visitors and the workforce and ensuring the site is kept organised, clean 
and tidy. The specific measures needed to mitigate any impact will be difficult 
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to fully detail until the scope of the works has been identified, however such 
measures will include: 
Age: Contractors are given resident profiles and contact information and are 
contractually required to ensure communications and information are clear to 
each resident. The contractor will be required to provide a liaison officer who 
will prove clear information about the project programme and deal with 
personal concerns and queries. The Project Team also has a full time Customer 
Liaison Officer who is able to visit tenants in their homes to explain what is 
happening. 
Disability: Contractors are legally responsible for ensuring the safety of all 
residents, visitors and employees while they are working on a site. They are 
required to run clean, tidy sites and to prevent the spread of dust and debris 
and to limit noise and disruption to within agreed ‘reasonable’ working hours. 
Particular consideration must be given to access and communications for 
disabled and elderly (wheelchair/level access?), visual impairment (obstruction 
free access, high visibility impact protection sleeves on scaffolding etc.) and 
hearing difficulty (clear, advance communication). The contractor will be 
required to provide a liaison officer who will prove clear information about the 
project programme and deal with personal concerns and queries. They will also 
be required to ensure that storage of materials and works traffic (whether 
manoeuvring or parking) does not impede the ability of wheelchair users and 
disabled people to move around or access the affected properties, including 
ensuring that pavements and dropped kerbs are kept clear. Disabled Parking 
bays must also be protected and not obstructed by works traffic or storage.  
The Project Team also has a full time Customer Liaison Officer who is able to 
visit tenants in their homes to explain what is happening. Where necessary 
communication and information materials can be provided in Braille by Bristol 
City Council and a sign language interpreter can be provided for meetings with 
deaf residents. 
Gender, Transgender, Sexual Orientation, Marriage and Civil Partnership: 
Contractors are required to provide a code of conduct for operatives. All are 
advised to be sensitive to the broad range of gender issues and sexual 
orientation and to be polite, considerate and courteous at all times 
Pregnancy and Maternity: The CLO should notify contractors of pregnant 
women if possible, particularly if birth is imminent, so that assistance can be 
provided if necessary, or safe conduct for midwives or medical aid. 
Ethnicity (Race) and Religion or Belief: Contractors are given resident profiles 
and contact information and are contractually required to ensure 
communications and information are clear to each resident. The contractor 
will be required to provide a liaison officer who will prove clear information 
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about the project programme and deal with personal concerns and queries. 
The Project Team also has a full time Customer Liaison Officer who is able to 
visit tenants in their homes to explain what is happening and to determine 
what medium of communication is most appropriate. Translation services may 
be required in some cases and can be arranged via the Council’s Translation 
and Interpretation services. 

3.3 Does the proposal create any benefits for people with protected 
characteristics?  

Age: The elderly are a group which will gain great benefits from EWI projects, 
through having warmer homes and lower heating bills, especially as this age 
group are often at home for longer periods throughout the day and so are 
particularly vulnerable to cold and damp conditions. 
Disability: The disabled community and those with reduced mobility will be 
one of those groups who will gain significant benefits from having warmer, 
cheaper to heat homes. This applies particularly to those are often home for 
large parts of the day or unable to leave the home, and to those with breathing 
difficulties who may suffer disproportionately from the cold or from high levels 
of condensation and damp. 
Gender, Transgender, Sexual Orientation, Marriage and Civil Partnership: 
alongside all our residents, members of this community will benefit from 
having warmer, easier to heat homes and will have the added reassurance and 
peace of mind from the improved appearance of well-maintained and cared 
for homes and neighbourhoods 
Pregnancy and Maternity: alongside all our residents, members of this 
community will benefit from having warmer, easier to heat homes and will 
have the added reassurance and peace of mind from the improved appearance 
of well-maintained and cared for homes and neighbourhoods. Infants and 
young children, and their parents or carers, are often at home for long periods 
during the day and so are badly affected by cold, damp housing conditions. The 
improved insulation and resulting reduction in condensation will be of 
particular benefit to this group. A reduction in condensation will reduce the 
incidence of damp and mould/mildew, which has long been thought to have an 
adverse effect on breathing in infants. 
Ethnicity (Race) and Religion or Belief: alongside all our residents, members of 
this community will benefit from having warmer, easier to heat homes and will 
have the added reassurance and peace of mind from the improved appearance 
of well-maintained and cared for homes and neighbourhoods 

3.4 Can they be maximised? If so, how?  

Benefits can be maximised and long term disruption minimised by carried out 
any related repairs and improvements at the same time as the Exterior Wall 
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Insulation works, for example window repair/replacement, loft and cavity wall 
insulation, roofing repairs/replacement/improvement. 

 

 

Step 4: So what? 

The Equality Impact Assessment must be able to influence the proposal and 

decision. This section asks how your understanding of impacts on people with 

protected characteristics has influenced your proposal, and how the findings of 

your Equality Impact Assessment can be measured going forward.  

4.1 How has the equality impact assessment informed or changed the 
proposal?  
The equality impact assessment highlighted those individuals who are 
vulnerable and need to be communicated with at an earlier stage of the 
proposal. It is a contractual requirement that the contractor must have a risk 
assessment in place identifying how protected communities will be affected, 
and must put in place a system to inform identified tenants daily. Part of this 
requirement includes the provision of a liaison officer who will be able to 
provide clear information to tenants and deal with personal concerns and 
queries on a one to one basis.    

4.2 What actions have been identified going forward?  

 A system of early communications for those tenants identified as having 
additional needs 

 Clear tenant information as part of the tender documentation for the 
main contractor 

 The contractor will be required to provide a liaison officer to deal with 
tenants’ concerns and queries 

 A clear ‘handbook’ or information leaflet to be issued to tenants 

 Close Liaison with the Senior Housing Advisors (Estate Management), 
Tenant groups and outside parties 

4.3 How will the impact of your proposal and actions be measured moving 
forward?  

 As part of the project we as a client have the responsibility to monitor 
the contractor’s performance against Key Performance Indicators 

 The Performance Improvement team will carry out satisfaction surveys  

 A Lessons Learned log will be compiled to identify areas we can improve 
in, what went well 
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Service Director Sign-Off: 
Steve Barratt 

Equalities Officer Sign Off:  
Anneka Van-Eijkern 

Date: 11th December 2013 
 

Date: 
December 6th 2013 
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