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BARNSLEY METROPOLITAN BOROUGH COUNCIL 

 
This matter is a Key Decision within the Council’s definition and has been included 
in the relevant Forward Plan. 

 
 

REPORT OF THE 
EXECUTIVE DIRECTOR PLACE 

TO CABINET ON 15 DECEMBER 2021 
 

Staincross Planned Repairs Programme 
 
1. PURPOSE OF REPORT 
 
1.1 To inform Cabinet of, and to seek approval for, the replacement of suspended 

timber ground floors and associated works to Council properties in Staincross, 
Mapplewell.   

 
2. RECOMMENDATIONS 
  

It is recommended that Cabinet: 
 
2.1 Approves the overall Timber Floor Replacement Programme and that the 

associated resources be drawn down on a phased basis; 
 
2.2 Approves the commencement of an initial pilot scheme, as phase one of the 

Timber Floor Replacement Programme, specifically relating to two identified 
Council dwellings within Staincross, Mapplewell; 

 
2.3 Approve that the release of the subsequent phases of the programme be at 

the discretion of the Section 151 Officer/ Executive Director Place, 
subsequent to gaining satisfactory cost estimates to support the delivery of 
the scheme within the identified resources; 
 

2.4 Authorises the appointment of Berneslai Homes Construction Services to 
undertake the works to all phases of the programme. 
 

3. INTRODUCTION 
 
3.1 Berneslai Homes have commissioned MPA Engineering & Construction Services 

Ltd to pro-actively undertake an intrusive inspection of ground level suspended 
timber floors at a site in Staincross, Mapplewell which is historically affected by a 
high-water table and steep topography of the land resulting in standing water in the 
subfloors causing damp conditions and could cause the decay of the timber floors. 

 
3.2 The report estimates that remediation works will cost anywhere between £30,000 to 

£40,000 per property. However, actual costs can only be established once the 
tenants have been decanted and ground floor removal taken place. 
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4. PROPOSAL AND JUSTIFICATION 
 
4.1 In order to comply with the Landlord and Tenant Act, The Decent Homes Standard, 

the Regulator of Social Housing Consumer Standards and more specifically, the 
Home Standard, the Council will have to remedy the defects. This is a complex 
scenario as each tenant will have to be decanted for possibly up to 3 months to 
undertake the works. 

 
4.2 Works recommendations include: 
            

 To undertake a full CCTV drainage camera surveys and report of the subterranean 
drainage system at each property.  
 

 To consult with the local Water Utility provider (Yorkshire Water) to check and 
assess for any escapes of water from the incoming underground potable drinking 
water supply at or near each of the properties surveyed.  
 

 To check and test those properties fitted with a sump and pump to ensure that the 
pumps are in working order.  
 

 To check all above ground rainwater disposal goods i.e., eaves gutters and 
rainwater pipes for blockage or defects that can result in an overspill or escape of 
water during rainfall. 
 

 To reduce high abutting ground levels to the flank and front elevations to at least 
150mm below the original horizontal damp proof course. 
 

 Temporary or permanent decant of each property involving removal and other 
related costs. 
 

 Complete removal of all timber flooring and reconstruction of support walls, clear a 
cart away all arisings. 
 

 Opportunity to renew lead water mains supplies in modern Polypipe. 
 

 Consider alternative replacement internal hot water and heating system to a 
renewable energy efficient system (Air sourced heat pumps), given the phase out 
over time of gas appliances and to avoid the routing of flow and return heating pipes 
through and under the replacement suspended flooring. Solar panel installation 
could also be considered to help offset heating and hot water costs and lowering 
the carbon footprint still further. 
 

 Sub-suspend floor thermal insulation to reduce heat loss and improve U-values. 
 

 Installation of a vertical wall cavity membrane system to future proof the walls from 
sub terranean and lateral moisture penetration. 
 

 Replacement timber suspended floor using fully tanalised sub floor timber joists with 
wrapped joist ends, overlaid with marine plywood.  
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 Sub floor remote data capture devices, to achieve remote environmental monitoring 
of the sub floor atmosphere and the actual moisture content monitoring of any 
timbers.  
 

 Sub floor automated air ventilation technology 
 

 Lay a prepared concrete slab to the oversite properly laid to falls, incorporating a 
purpose form sump with dual pumps connected to the power supply and drainage 
system, with battery back-up and alarm system in cases of failure/ emergency.  

 

 Installation of an excavated trench along the flank wall to each property and 
installing a sub-terranean perforated drainage pipe, properly laid to falls and 
connected to the existing back inlet gully. 

 

 Replacement kitchen and bathroom (as appropriate) unless can be salvaged and 
set aside for re-use. 
 

 Internal redecoration and floor coverings, timber skirting replacement relocation of 
wall electrical sockets and switches. 

      
5. CONSIDERATION OF ALTERNATIVE APPROACHES 
 
5.1 Alternative floor renewal methodologies have been assessed and these include 

reinstatement with block and beam flooring and GRP products. These have been 
discounted on the grounds of manual handling risks to operatives working in 
confined spaces. In addition, some products will provide too much flex and therefore 
not appropriate for this application.   

 
6. IMPLICATIONS FOR LOCAL PEOPLE/SERVICE USERS 
 
6.1 The proposals in this report will ensure the continued and improved safety of 

tenants and residents within Council owned properties. Funding has been set aside 
in the 2022/23 HRA budget to inspect other properties across the borough which 
have sump pumps as part of on-going maintenance and to ensure that there are no 
similar issues with the flooring within these dwellings.  

 
7. FINANCIAL IMPLICATIONS 
 
7.1 Consultations have taken place with representatives of the Service Director – 

Finance (S151 Officer). 
 
7.2 This report seeks Cabinet approval for the Suspended Timber Floor Replacement 

Programme. 
 
7.3 It is estimated at this time, that the cost of the full programme totals £1.200M, with 

the expected profile of expenditure to be £0.300M in 2021/22 and £0.900M in 
2022/23. 

 
7.4 Resources of £1.200M have been identified and set aside within the HRA for this 

programme. £0.300M has been identified through the Quarter 2 Revenue 
Monitoring report with the remaining £0.900M being identified as an investment 
priority within the 2022/23 HRA Budget process.  
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7.5 It is proposed that the respective phases of this programme are ‘drawn down’ on an 

individual basis, once further certainty of costs can be established. 
 
7.6 The first phase of the programme involves the immediate rectification of defective 

floors at two selected properties in Staincross, Mapplewell, which will act as a pilot 
for the remaining phases of the programme. 

 
7.7 Due to the unique nature of these works, Berneslai Homes cannot accurately 

estimate the total costs of the scheme and have therefore commissioned MPA 
Engineering & Construction Services Ltd for a cost estimate. The high level, 
indicative cost is estimated at £0.080M for the two properties. It is recommended to 
therefore release £0.080M into the capital programme. 

 
7.8 It is anticipated that the intelligence gained from the phase 1 pilot scheme will 

enable Berneslai Homes to produce a detail scheme proposal for completion of all 
identified properties. 

 
7.9 Future phases of this programme will be released on an individual basis in 

conjunction with the Council’s Section 151 Officer and the Executive Director for 
Place, following the satisfactory detailed scheme proposals from Berneslai Homes. 

 
7.10 The financial implications are summarised in the attached Appendix A. 
 
8. EMPLOYEE IMPLICATIONS 
 
8.1 There are no employee implications arising from the recommendations within this 

report.  
 
9. LEGAL IMPLICATIONS 
 
9.1 Non-compliance with statutory landlord and tenant Act and the Regulator of Social 

Housing could lead to legal recompence and failure to meet the Consumer Home 
Standard. 

 
10. CUSTOMER AND DIGITAL IMPLICATIONS 
 
10.1 Before and during the programmer of works, tenants will receive dedicated tenant 

support from Project Liaison Officers and Housing Management staff. These officers 
will explain what will be taking place, support them during the process and provide 
after care, as necessary.  

 
11. COMMUNICATIONS IMPLICATIONS 
 
11.1 All tenants involved will be consulted prior to works taking place about when they 

can expect the works, about preparation for the works, how long they will take and 
what they can expect during the works.  

 
12. CONSULTATIONS 
 
12.1 Tenants will be consulted about the works as described in paragraph 11 above.  
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13. THE CORPORATE PLAN AND THE COUNCIL'S PERFORMANCE 

MANAGEMENT FRAMEWORK 
 
13.1 The works proposed in this report will ensure the properties remain compliant with 

the Landlord and Tenant Act 1984 and meet the requirements of the Regulator of 
Social Housing Home Standard and the Decent Homes Standard. 

 
14. TACKLING HEALTH INEQUALITIES 
 
14.1 The provision of a home that is warm, safe, and comfortable is a fundamental 

requirement of the Decency standard, promotes good health and wellbeing and is a 
fundamental component of basic human rights. These works will form an essential 
part of ensuring that Council housing stock meets these requirements. 

 
15. RISK MANAGEMENT ISSUES 
 
15.1 Reputational Risk – Delaying urgent Health and Safety works may lead to 

reputational damage. 
 
15.2 Financial risks will be monitored throughout the contract. Additional mitigation will 

be by payment in arrears following satisfactory completion of stages of works.  
 
16. HEALTH, SAFETY AND EMERGENCY RESILIENCE ISSUES 
 
16.1 Construction Services will comply with safe system of work method statements. All 

those engaged will have to meet strict health and safety standards.  
 
17. COMPATIBILITY WITH THE EUROPEAN CONVENTION ON HUMAN RIGHTS 
 
17.1 None arising from this report. 
 
18. GLOSSARY 
 
18.1    None arising from this report 
 
19. LIST OF APPENDICES 
 
19.1 Appendix A – Financial Statement provided by BMBC Finance 
 
20. BACKGROUND PAPERS 
 

 Regulator of Social Housing Home Standard 

 Landlord & Tenant Act 1984 

 The Decent Homes Standard 

 MPA Building Pathology 
 
If you would like to inspect background papers for this report, please email 
governance@barnsley.gov.uk so that appropriate arrangements can be made 
 
Report author: Arturo Gulla 
 

mailto:governance@barnsley.gov.uk

