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1. [bookmark: _Toc193977026][bookmark: _Toc1656051410][bookmark: _Toc614192449][bookmark: _Toc198072629]Summary:
This report will investigate various risks involved in remedial maintenance construction works from the viewpoint of a local County Council and the strategies put into place to mitigate them.


2. [bookmark: _Toc198072630]What is Risk?
Risk is one of the biggest factors in the construction industry and it has a huge influence on every aspect of the construction process.
A risk, in construction terms, is the likelihood of a harm occurring from a potential hazard. It could also be simplified as “any exposure to possible loss”. 
The construction process is full of potential hazards, from safety, financial, legal, environmental, or project specific risks to name a few.
As a government funded local county council there is much higher expectations to adhere to the Welsh Housing Quality Standard (WHQS) building procedures as the council is constantly in the eye of the public, and under scrutiny from government to justify all works and upkeep good public relations.
For any maintenance or construction works to proceed safely, all potential hazards and risks need to be identified and managed to reduce the likelihood of the possible risks occurring.

3. [bookmark: _Toc795126145][bookmark: _Toc1128711161][bookmark: _Toc198072631]Risks and Mitigations:
These are some of the more common risks which can affect the Council’s upkeep and remedial works to its housing stock, and the processes it has put in place to mitigate them.

The Council is responsible for the maintenance and upkeep of a large housing stock throughout the county.
[bookmark: _Toc198072632]Organisation Risks: 
Without efficient planning, such a large volume of properties all requiring maintenance and improvements could easily fall into disorganised chaos, with properties being forgotten and disrepairs rising to the point of complaints or solicitation, resulting in poor public reception and living standards.
Mitigations: 
To avoid this, the Council’s building maintenance is split into departments, each divided into teams who govern the works in their area of the county, e.g. North, Central, and South. 
The two main departments are Pre-Planned Maintenance, and Capital Works.
Pre-Planned Maintenance cover external repairs and maintenance of the housing stock over a 5-year cyclical scheme. 
The houses / estates are inputted onto an amended program which lists the sites due for maintenance within that fiscal year. The sites are overseen by the Area Maintenance Officers (AMOs), who also assist with site maintenance at schools, and public buildings.
Capital Maintenance cover any internal works, such as tenancy changes, mutual exchanges, bathroom and kitchen renewals, internal improvements, and major planned maintenance schemes such as roofing renewal schemes and disabled adaptations.
These works are wider in scope and usually more intricate, they are overseen by a larger team of Building Maintenance Officers (BMOs) - Senior BMO, BMO, Assistant, and trainee / apprentice.
This allows each property to be regularly assessed, and any remedial works carried out. 

[bookmark: _Toc198072633]Contract and Workforce Risks: 
The Council needs a constant supply of labour to keep up with the high workload.
Use of external Contractors on a case-by-case basis could lead to differing work rates and Contractor availability. Biases could form with Officers favouring certain Contractors over others, creating division between competing contractors and the council. 
This could cause some Contractors to turn down work for the Council, reducing the available workforce and thus slowing the progress of works. This also puts a higher workload on fewer Contractors, which usually leads to them favouring the larger, more profitable sites and neglecting the smaller ones. This disrupts long-term plans/schemes with properties being pushed further down the programme, leading to further property dilapidation requiring additional remedial works, low tenant satisfaction and poor public opinion.
Also, without competitive rates or contractual obligations, Contractors would be more likely to take on more profitable private work, once again, leaving the Council with a lower workforce and slower project completion times.


Mitigations: 
For all major works, the council uses a framework contract for local Contractors. The tender period is every 4 years and Contractors who agree to the competitive rates bid to get onto the framework. Once on the framework, the Council Officers rotate through the list of Contractors, assigning them to subsequent works, ensuring all Contractors get a fair share of the workload, and ensures there is a reliable workforce available to complete the required works.
This also allows for a good relationship to build between the Council and the Contractors as the Officers get to know how the Contractors operate their schedules, and the Contractors learn the Council’s work standards and, over time, gain familiarity with particular sites that they may have worked on in the past.
As this relationship and familiarity grows it helps to mitigate risks as both parties learn each other’s strengths and processes.

[bookmark: _Toc198072634]Asbestos Risks: 
A large portion of the Council’s properties were constructed before the 1990’s. As such, one of the main concerns is the possible presence of asbestos with the existing building materials, which, if not identified and safely removed, could lead to exposure and related health issues.
Mitigations:
When a property is scheduled for maintenance works, the first step is to check for any records of previous works done, and any confirmed presence of asbestos.
A survey of the properties is then carried out, and any concerning materials are sampled and sent to a laboratory for testing. Alternatively, an external asbestos survey team can be employed to procure a full survey and recommend remedial works. Licenced contractors may also be required to remove hazardous materials.
After the results come back, the Maintenance Officer issues to the Contractor an ASB03 form, which highlights the presence, or lack thereof, any asbestos present in the property. If asbestos is present, there also needs to be a Material Assessment form which gives more details about the type and location of the asbestos.
The Contractor then needs to provide a Risk Assessment and Method Statement regarding all works to be carried out and the procedures they will follow to ensure H&S standards are met.
These forms are then assessed by the Council’s H&S and Asbestos teams for approval, issuing an ASB04 – licence to carry out works form, before any works can begin.

[bookmark: _Toc198072635]Damp, Mould and Condensation Risks: 
Many older properties do not comply with the current WQHS, particularly in regards heat/energy ratings, and damp, mould and condensation (DMC) prevention.
In recent years, DMC problems have become more prevalent. Some of this could be due to higher public awareness of related DMC health issues since the Awaab Ishak case in 2020. Additionally, the current “cost of living crisis” is affecting large portions of the population.
This can create a negative-feedback loop as the higher utility costs can lead to Tenants heating and ventilation the property less, which saves energy costs but increases the likelihood of damp and mould forming, resulting in poor living conditions and increased health issues.
Mitigations:
The Capital team are responsible for carrying internal improvements to increase the property’s living conditions. These works are usually carried out during a tenancy change or mutual exchange, but if living conditions are too poor then the Tenants could be decanted whilst the works are carried out.
There is a dedicated DMC team who focus on responding to DMC issues raised by Tenants, assess the condition of the property, and issue any remedial works.
Additionally, within the last few years a Decarbonisation team has been established within the Council who have been tasked with assessing the energy ratings and emissions of the housing stock and conducting remedial works to improve them, such as upgrading the heating systems, increasing the insulation elements, and installing solar panels.

[bookmark: _Toc198072636]Variations:
During the remedial works it is common for there to be variations to the works, increasing the costs and timeframe of the project.
Mitigations:
The Maintenance Officers should ensure the initial survey of the site is accurate and that the Scope of Works (SoW) cover all required remedial works.
During the construction phase they should keep in close contact with the Contractor and address any issues which may arise.



[bookmark: _Toc198072637]Construction H&S:
There are many H&S risks associated with construction. As most of the Council’s projects involve close proximity to the public it is critical that safety procedures are put in place and followed by all involved parties.
Mitigations:
Before any construction works begin a risk management plan is put in place.
The Maintenance Officer or the Contractor produces a Risk Assessment for the project with a Hazard and Control Assessment and Breakdown, see Appendix A1-A3. This aims to identify, assess, mitigate, monitor/review, report any risks within the project.
The Contractor then produces a Method Statement addressing the identified risks which is sent to the council Health & Safety officer for approval.
Once the site is live, the area maintenance officer oversees the works and liaises with the Contractor to ensure the work is kept to schedule and to acceptable levels of workmanship.

[bookmark: _Toc198072638]Environmental Risks:
Strongly adverse weather conditions, aka “Acts of God”, such as floods, heavy rain, or heatwaves can occur at any time, and in recent years unnatural weather patterns have become more prevalent, most likely due to global warming.
In 2024, there was an average of 164 rainy days (44% of year). This lead to long delays in exterior works.



4. [bookmark: _Toc193977029][bookmark: _Toc283297177][bookmark: _Toc78678612][bookmark: _Toc198072639]Conclusion:

The Council faces many Risks in all aspects of its operations; however, it strives to mitigate them with a strong focus towards upholding WHQS, health and safety, and tenant / public relations. 
This is achieved through the dedication and communication of multiple teams within the organisation.
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5. [bookmark: _Toc198072641]Appendices
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	Likelihood (L)
	Severity (S)
	Risk Rating (R)

	Very Unlikely
	1
	Negligible – First aid injury or illness
	1-4 Low
	Monitor control measures, training, protective equipment

	Unlikely
	2
	Minor – Minor injury or illness
	5-8 Low/Med
	

	Likely
	3
	Moderate – “3” day injury or illness
	9-15 Medium
	Action to reduce risk: change equipment/work procedure,
 training, protective equipment

	Very Likely
	4
	Significant – Major injury or illness
	16-19 Med/High
	Immediate action to reduce the risk!

	Almost Certain
	5
	Severe – Fatality, disabling injury
	20-25 High
	 Stop work/remove hazard


A1. Risk Assessment Matrix



	HAZARDS
	Before Control
	Control of Risk and Further Action
	After Control
	

	Hazards – Item / Area /  Activity
	Risk Identified
	L
	S
	R
	Further action required
	L
	S
	R
	Management of safety

	Parking, Vehicle Movement,Deliveries
	Risk of collision with pedestrians or workers
	3
	5
	15
	Designate a safe parking area away from work zone; use barriers/signage
	1
	1
	1
	Principle Contractor


A2. Hazards and Control Assessment

	RELEVANT AREA

	SAFETY CONSIDERATION
	ACTION REQUIRED
	ACTION BY
	RESIDUAL RISK (RATING)
	RESIDUAL RISK CATEGORY

	On site:
Entrance to site and surrounding area.
	Site access, egress.
	Access to site is unobstructed.

Ensure all deliveries/collection of materials is carried out with caution to avoid nuisance and danger to public and site operatives.

Supervise deliveries and off-loading procedures using trained and competent persons (bankman)

	Principal Contractor

Principal Designer
	Pedestrian risk - (LOW)

Site operatives – (LOW)

	Design and Construction phase


A3. Breakdown of Control Measures for the Hazard
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