BRADDAN PARISH
COMMISSIONERS

Petitions Officer 215t November 2025

Local Government Unit

Strategy, Policy and Performance Division
Department of Infrastructure

Sea Terminal Building

Douglas, IM1 2RF

Dear Sir

Re: Completion of contract — Coronation Tertrace and Jubilee Terrace

I am instructed by Braddan Parish Commissioners who request the consent of the Department of
Infrastructure, under section 51 of the Local Government Act 1985 to loan a sum of £570,344 to
complete the work to replace roofs, windows and doors at Coronation Terrace and Jubilee Terrace

, Strang.

The loan would be over a 30 year period and, at the date of this report, the quarterly repayments
of the variable loan would be £8791.97 with the Bank Base Rate being 3.97% and the margin

being 0.65%.

A report is attached for your consideration as is a copy of the advert that has been placed in the
local press and our social media.

Should you require any further information I should be pleased to assist.

Yours faithful

J C Whiteway ms4
Clerk

colin.whiteway@braddan.im

THE ROUNDHOUSE | STRANG CORNER FIELD | BALLAOATES ROAD | STRANG | BRADDAN | ISLE OF MAN | IM4 4RE

+44 (0) 1624 852808 INFO@BRADDAN.IM BRADDAN.IM THEROUNDHOUSE.IM




BR ADDAN PARISH Braddan Parish Commissioners
COMMISSIONERS Local Government Act 1985

The Braddan Parish Commissioners have submitted a Petition seeking the approval of the
Department of Infrastructure:-

Under Section 51 of the Local Government Act 1985 to the loan the sum of £570,344 for the
completion of the contract to replace roofs, windows and doors at certain properties at
Jubilee and Coronation Terrace, Strang, Braddan.

Further details of the Petition may be obtained from the Braddan Parish Commissioners’
Office, Close Corran, Union Mills, Braddan or from the Commissioners’ website
https://braddan.im/

The Petition will be considered by the Department of Infrastructure and any views on the
proposal should be submitted to the Petitions Officer, Local Government Unit, Management
Services Division, Department of Infrastructure, Sea Terminal Building, Douglas, IM1 2RF, no
later than noon on 12t December 2025.

Dated this 28 day of November 2025.
J C Whiteway MBA
Clerk to the Commissioners



Braddan Parish Commissioners

Report on Coronation Terrace and Jubilee Terrace

Replacement of Roofs, doors and Windows
24" November 2025

| refer to my original report (copy attached) dated 1% May 2024 which was submitted with the
Petition to borrow funds totalling £475,186.

Work commenced as expected , but following the opening-up works onsite (ie. removal of the
existing windows), we found that the original windows had been poorly installed to non-standard
details. There were large gaps to the perimeter (head, base and reveals) with large filler pieces
installed.

The gaps and lack of damp proof course (DPC) was creating a large thermal bridge and likely
exacerbating the cold and damp issues the tenants were experiencing. As a result, the architect
needed to amend their detail drawings to include remedial details to head, cill and reveals of the
windows, to ensure that once the existing window were fitted, the same issues would not

persist.

In summary, the existing window detailing was of very poor quality and the existing windows
improperly fitted. A cast in-situ concrete cill created a significant cold bridge through the entire
wall, and there were large, unsealed gaps to the window reveals and base. There was also a lack
of DPC with the only weather protection being the external mastic seal which had failed. In
addition, the reveals had large gaps filled using a poorly insulated foam. This likely explains why
the houses suffer from cold drafts and damp issues. The remedial works should therefore result
in a significant improvement in living conditions for the tenants.

The options available for the remedial works were significantly impacted by the requirement to
maintain the existing external insulation system in-situ and undamaged and the lack of historic
drawing records that would have enabled the build ups to be known in advance of the opening
works. In addition, the type of external render system was not known as to if it was a breathable
system or not, which impacted the available options for detailing, particularly to the head and

cills.

The changes to the original drawings used to overcome these issues included:

e Cut back historic cast in situ cill and introduce insulated cavity closer to eliminate cold
bridge to base and to allow for the installation of a DPC to the external wall

o New EPDM and DPM to protect top of cavity and reveals

¢ Extend cill of windows to provide weather protection to external mastic

e Create new filler piece as part of window system to eliminate gap to reveals whilst
maintaining the thermal line (and also to reduce the amount of works required)

(Pictures are attached)

The extended work has changed a contract lasting 6 months, during which the tenants could
have remained in their properties, to one that will take 60 weeks and requires tenants to move to
temporary accommodation for a period of 6 weeks for each property.

The transit properties are in the ownership of the Commissioners, one in Coronation Terrace and
two in Snugborough housing estate and a scheduled has been compiled by the Housing Officer
in conjunction with the contractor.



The extra work and the logistics mean that the contract will now end in mid to late October 2026.
Attached is a Report from the Quantity Surveyor setting out the addition costs.

The provision of insulation, free of charge, from the Energy Efficiency Scheme has assisted in
keeping costs down.

Careful consideration has been given to where savings could have been made. One area was the
movement of white goods to and from the transit property.

However the removal costs will not decrease if the white goods are not included in the moves.

The construction contract has been extended because it is not possible to take the windows out
from the outside because of the external insulation. This therefore requires extensive remedial
work inside the property, and why it is important that the white goods need to disconnected and
moved. This has been the case in the one property that was used as a trial/test case.

The white goods for the 17 properties could simply be disconnected and moved to another area
of the property, and reconnected when the work is complete.

The average cost for disconnection and re-connection is £87 for a cooker and £123 for the
washing machine. The potential saving is only the connection and disconnection of 17
properties in the transit house which totals £3570.

An electric cooker and washing machine could be purchased and connected for each of the 3
transit properties. The estimated cost for three of each would be £660 (cooker) and £510
(washing machine) plus £261 connection charges.

In these circumstances there may be a minor degree of training to use the equipment for all the
tenants.

However, each of the items will have been used by 6 separate tenants and due to Health and
Safety risks (on the same principle that large WEE is not taken for recycling at the Amenity Sites)
they will not be left in the property and will need to be disposed of. The cost would be £282 at the
Eastern Civic Amenity Site

The total cost for white goods in the transit properties would therefore be £1713 and the

potential saving could be £1857. The question as to whether this decision is environmentally
friendly has swayed the Commissioners decision against the proposal.

J C Whiteway

Clerk



Coronation Terrace and Jubilee Terrace — The Strang

Summary Report

On 28™ July 2021 Braddan Parish Commissioners submitted two Business Cases (copies
attached) to the Department of Infrastructure in relation to: the replacement of doors and
windows at certain properties on both Coronation and Jubilee Terraces, and the replacement of
roofs on both terraces.

In particular the roofs have been a matter of serious concern for approximately three years and
had been included in the Planned Maintenance programme issued to the Public Estates and

Housing Division. .

On advice from the Project Management Unit the schemes were merged in an expectation there
would be economies of scale if both projects could run concurrently.

The scope of the work remains the same.

Both reports are attached and a combined estimated cost (construction and fees) was £372,542
as at July 2021.

After design work and the receipt of planning approval for the removal of chimney stacks
(approval notice attached), in September 2023 an advert was placed in the newspapers seeking
expressions of interest from suitably qualified contractors. Unfortunately there was no

response.

A number of contractors were contacted directly and finally in January 2024 three contractors
agreed to tender for the work. On the closing date for the tender only one wish to reply.

Whilst the actual tender price was £399,950 the pre-tender price proposed by the Quantity
Surveyor was £520,000. After consultation with the Department the Commissioners were
advised that, in the circumstances, the project did not need to be re-advertised and the one

tender could be submitted.

The construction costs are included in the I3 report and the following costs are:
Construction costs (astender):  £439950 (includes preliminaries)

Fees:

Quantity Surveyor and Project lead: £23197

Planning Supervisor: £2995

Quantity Surveyor £ 5965

Site supervisor (to be determined) £ 3079 ( represents .7% of construction costs)
£35236

Total scheme cost £475186

J C Whiteway,

Clerk

15 May 2024



Examples of the badly fitted windows and doors after they were exposed.

More are available on request :







Summary of Additional Costs

Original Revised Extra Funds
- 1. Construction 439950 872380 432430
| 2. Fees
| Architect 23197 43609
Planning Supervisor 2985 4745
| Qs 5965 10500
Site Supervisor 3079 14620
35236 73474 38238
3. Additional costs 99,676
Rent loss
Removals and Storage
Appliance connections
Internet costs
Cleaning costs
Carpets and curtains
Removal of fireplaces
[ Admin
{ COST 475186 1035853 570344

(Breakdown of Additional Costs attached)



Estimated Costs of Tenant relocation

Rent Loss £ 34,978
Removals and Storage £ 20,366
Appliance connections £ 7,140
Internet Connections - transit properties £ 4,124
Cleaning costs £ 2,040
Carpets and Curtains £ 3,644
Removal of Fireplaces £ 9,314
Administration cost (staff time) £ 18,070
Total Cost £ 99,677

\\red.internaliredirection$\Colin. Whiteway\Documents\Copy of Jubilee Coronation Refurb Cost
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Transfer Costs
|[Etectrician |

Supplier Ardern & Druggan
Cooker connection and return £ 174
Properties to move 17
Total Cost £ 2,958
[Plumbing B

Supplier Joe Doyle Plumbing & Heating
Washing Machine and return £ 174
Washer & Dishwasher and return £ 318
Average Cost £ 246
Properties to move 17
Total Cost £ 4,182
[internet

Supplier Noventre
Installation date Oct-25

£ 37,314

Total Cost No of

Property Installation Per month per month Months Total

24 Snugborough Avenue g b9 £ 59 £ 118 12 £ 1,417
52 Snugborough Avenue £ e £ 49 £ 108 12 £ 1,290
4 Coronation Terrace £ 59 £ 59 £ 118 12 £ 1,417
Total Cost £ 4,124
Removals

Supplier Corkill Removals & Storage

Removal & Return costs £ 700

Insurance Move & Return £ 120

Storage Cost £ 324

Storage Insurance £ 54

Cost per property £ 1,198

Properties to move 17

Total Cost £ 20,366
ICIeaning l

Supplier Heritage Cleaners

Cost per Unit £ 120 Estimated

Properties to move 17

Total Cost £ 2,040

\red.internal\redirection$\Colin Whiteway\Documents\Copy of Jubilee Coronation Refurb Cost



|carpets ]

24 Snugborough Avenue £ 500
52 Snugborough Avenue £ 1,214
4 Coronation Terrace £ 1,816
Total Cost £ 3,530
|Curtains |

52 Snugborough Avenue £ 57
4 Coronation Terrace £ 57
Total Cost g 114

\\red.internal\redirection$\Colin.Whiteway\Documents\Copy of Jubilee Coronation Refurb Cost



Administration Costs
Each property move is averaging 1 week of Housing Officers time, liaising with the
tenants and relatives, arranging the transfer and return and dealing with mail

delivery and access to the property while they're vacated.

1 week of staff time is equivalent to £ 1,390
x 13 properties £ 18,070

\\red.internal\redirection$\Colin. Whiteway\Documents\Copy of Jubilee Coronation Refurb Cost



Removal of Fireplaces 10 of 9314
Total Price 9314



¥ BELL BURTON ASSOCIATES
BB} | CHARTERED QUANTITY SURVEYORS

L PROJECT MANAGERS & COST CONSULTANTS

CORONATION AND JUBILEE TERRACE WINDOWS AND ROOFS
FOR

BRADDAN PARISH COMMISSIONERS

QUANTITY SURVEYING POST CONTRACT REPORT No.1 Rev A

Introduction and Commentary

- Contract Details

- Payment Assessments and Cashflow

- Contract changes / Re-measurement, Contingency
Fund and Anticipated Final Expenditure

Financial Report No.1



Coronation and Jubilee Roofs and Windows

FINANCIAL REPORT 1

INTRODUCTION AND COMMENTARY

Contract Details

Tendered total of the Prices
(“Contract Sum”):

Project Construction Contingency
(within "Contract Sum")

Client:
Contractor:
Starting Date:

Access Date:

Contract Completion Date of the Works:
Revised Contract Completion Date of the Works:
Expected actual Completion of the Works:

Qverall Contract Period:

Revised Contract Period:

Weeks into Contract as at 31/09/2025
Delay Damages:

Bonus for early completion:

Payment Assessments and Cashflow

The payment assessments to date are as follows:

Previous payments

Assessment No 5 dated 8th October 2025
Amount held in retention

Gross payment to date

Amount remaining to be spent

Total Construction Expenditure

£435,573.63

£0
Braddan Parish Commissioners

J Clawson Ltd

28 April 2025

*Nb. Prelims only included
for first 20 weeks

28 April 2025

28 April 2026
13 August 2026

13 August 2026

*Nb. Prelims only included
for first 20 weeks

52 Weeks

67 Weeks
22 Weeks

£50.00/day

Clause not used

£ %
126,160 14.46
23,458 2.69
7,875 0.90
157,493 18.05
714,887 81.95
£872,380 100%




Coronation and Jubilee Roofs and Windows FINANCIAL REPORT 1

INTRODUCTION AND COMMENTARY (cont/d...)

5 Assessments have been issued to date, No. 1 payment recommendation being £53,627.08
issued on 17th June 2025 in the nett cumulative sum (after retention) of ££50,945.73

No. 2 payment recommendation being £67,869.19 issued on 15th July 2025 in the nett
cumulative sum (after retention) of £64,475.73 resulting in a nett amount due of £13,530.00

No. 3 payment recommendation being £91,274.64 issued on 13th August 2025 in the nett
cumulative sum (after retention) of £86,710.91 resulting in a nett amount due of £22,235.18.

No. 4 payment recommendation being £132,800.10 issued on 8th September 2025 in the nett
cumulative sum (after retention) of £126,160.09 resulting in a nett amount due of £39,449.18

No. 5 payment recommendation being £157,492.63 issued on 8th October 2025 in the nett
cumulative sum (after retention) of £149,618.00 resulting in a nett amount due of £23,457.91

o, | Asessment | antcpsts | AP | | SN | pgut |FA
date nett payment Total Payment Total Anticipated (Cumulative)
(Monthly)

1 May ‘25 50,946 50,946 50,946 50,946 0 0 5.84%
2 June °25 13,530 64,476 13,530 64,476 0 0| 7.39%
3 July ‘256 22,235 86,711 22,235 86,711 0 0| 9.94%
4 August '25 39,449 126,160 39,449 126,160 0 0| 14.46%
5 September ‘25 23,458 149,618 23,458 149,618 0 0| 17.15%
6 October '25 40,000 189,618

7 November '25 50,000 239,618

8 December ‘25 50,000 289,618

9 January ‘25 60,000 349,618

10 February 25 62,500 412,118

1" March 25 62,500 474,618

12 April 25 62,500 537,118

13 May '25 62,500 599,618

14 June '25 62,500 662,118

15 July ’25 62,500 724,618

16 August '25 60,262 784,880

17 September '25* 43,750 828,630

18 September '26* 43,750 872,380

* includes 2.5% retention release

An updated cash flow has been requested from the Contractor now the revised works have been
estimated.

As at the Assessment of works (Payment 5) up to the 30th September 2025 the Contractor was 22
weeks into the 67 week revised programme (32.84%) with 18.02% of the value of the works carried
out.



Coronation and Jubilee Roofs and Windows FINANCIAL REPORT 1

INTRODUCTION AND COMMENTARY (cont/d...)

Contract Changes, Re-measurement, Contingency Fund and Anticipated Final Expenditure
To date there have been 8 No. Architect Instructions formally issued.

Appendix A includes for variations and the costs have either been agreed as acceptable, quoted
for by the Contractor or have a budget cost for the expected works.

Upon starting the works it became apparent that the windows could not be fitted from outside as
envisaged and that internal reveal remedial works are required to install the new windows. This
works has had a significant impact on the cost as each property is now to be decanted and with
each internal window reveal being stripped back and reinstated.

Due to the level of unforeseen cost increases the works were reviewed and it was agreed that
the fascia and soffits were in good enough condition to retain and repair rather than replaced
which generated a saving of around £25,000.

In order to design and cost the works 2 pilot properties have been undertaken one from Jubilee
and one from Coronation terrace. The remedial works have been completed and the costs have
been charged on a cost reimbursable basis for the additional works to these properties.

This report has now compiled the costs associated with completing the revised reveal details and
the associated finishes required to the affected areas.

Without completing this works the windows would likely fail again in the near future as the
reveals were not properly installed. As the windows are in all rooms of the house and tenants
have different existing finishes the remedial works internally are not consistent. For this reason
the approach has been taken to complete the internal reveal and remediation to the houses on a
cost plus basis with timesheets and material costs being supplied. The roofing works and
window replacement works will continue at the tendered rates.

The original preliminaries were only costed for the first 20 weeks of the programmed works to fit
in with the roofing installation and this cost has now been allowed for the revised program of
works and content with an anticipated completion date of 13th August 2026.

Due to the level of unforeseen cost increases the works were reviewed and it was agreed that
the fascia and soffits were in good enough condition to retain and repair rather than replaced
which generated a saving of around £25,000.

Provisional Sums totalling £20,232 are included in the tendered total of the Prices, deductions
and additions from which have been made in line with Appendix C leaving a balance of £4,870.



Coronation and Jubilee Roofs and Windows FINANCIAL REPORT 1

INTRODUCTION AND COMMENTARY (cont/d...)

Attention is drawn to Appendix B which set out potential changes under estimated or values for
instructed or anticipated Variation totalling £70,000. At this time the costs in this section are
provided as a notification of financial risk or opportunity and have not been included for within
the estimated final cost for the project or the assessment of the balance of contingency, however
a contract contingency has been included in the variations in Appendix A in order to formulate a
cost to completion as currently no contract contingency is included.

It is currently advised that the estimated balance of Contingency stands at £0.00 which is a
decrease of £0.00 on the initial Project Contingency of £0.00. This will be updated following the
petition for further funds to complete the additional remedial works required.

It is presently anticipated that the project will not be delivered within the Maximum Approved
Expenditure and it is estimated an additional £439,550 of funding will be required.



Coronation and Jubilee Roofs and Windows

FINANCIAL REPORT 1

FINANCIAL REPORT No. 1

STATEMENT

Add

Tendered Total of the Prices (“Contract Sum”)

Project Contingency (Contained within "Contract Sum"
above)

Maximum Approved Expenditure

Total Change to the Contract Sum for Variations with
acceptable costs (See Appendix A)

Total Change to the Contract Sum for Variations with
estimated costs (See Appendix A)

Total Change to the Contract Sum for Variations with
Quoted costs (See Appendix A)

Adjustment of Provisional Sums (See Appendix C)

Estimated Final Expenditure (excluding Appendix
B)

Contingency remaining
Estimated Overspend (excluding Appendix B)

Contract Risks (See Appendix B)

8th October 2025

435,574

435,574

18,968

433,200

(15,362)

872,380

0
436,806

70,000



Coronation and Jubilee Roofs and Windows

FINANCIAL REPORT 1

APPENDIX A

CORONATION AND JUBILEE TERRACE WINDOWS AND ROOFS

Black - quoted

Blue - implemented
Variatiol
Ref Al Ref Notified Party Title Price Reason Details
von N/A June / July / Client Additional prefiminary 36,740.00 Architect's instruction Original preliminary costs were only allowed at 20 weeks but
August 2025 costs contract has now extended due to the extent of the internal
refurhishment works required
I
VO10 costed to date Various June / July / Client Renewal of the internal 46,135.46 Architect's instruction When the works commenced it became clear the intemal reveals
August 2025 window reveals and have been patched and made good in the past and were in such a
associated making good condition that the installation of new windows would likely have
to existing finishes failed within a short period without making the intemal reveals.
Y09 A7 June / July / Client New extractor fan and 000 Architect's instruction Al included in esti d cost ble budget
August 2025 making good to existing
heles on installation
vos8 Prov Sum 5 01-Oct-2025 Client Omit extenal plastering 0.00 Architect's instruction Omit items 2/11/C, D & E Due to existing site conditions not being
works to revels as as expected the detail now is to be repaired and painted in K-Rend
windows now being paint (£15,362 removed from provisional sum as this was a
remedied from inside provisional cost)
vo7 Various June / July / Client Omit smooth render to -6,79847 Architect's instruction Omit BOQ item 2/8/D
August 2025 extemal reveals as the
detail has now been
updated and the cost
included in the estimate
for the cost reimbursable
works
V06 AW 19-Jun-2025 Client Omit BOQ item for -3,706.05 Architect's instruction Omit BOQ item 2/3/G Due to existing site conditions being not as
removat of existing render envisaged and reveal details being updated
and dispose off site 2/3/G
VOS5 Al 19-Jun-2025 Client Fascia and soffits to be -27,756.85 Architect’s instruction Omit items 2/4/B, C, D & E
retained and refurbished
V04 Al 19-Jun-2025 Client Addition of Dry Verge 1-8 2,279.20 Architect’s instruction
Jubilee and 1-10
Coronation
voz A8 13-Aug-2025 Client Abutment works to 1-4 7,743.62 Architect's instruction Due to existing site conditions
Jubilee
Vo1 N/A Counter battens 10,467.00 0 Not noted on tender drawing Counter battens had not been noted on original description or

Price Days
Current Quotatian 0.00 0
Costy accepted 18.968.45 ]
Total 452,168.45 10

inchuded by the Contractor.



Coronation and Jubilee Roofs and Windows FINANCIAL REPORT 1

APPENDIX B - CONTRACT RISKS

Estimated Cost Quoted Cost

Ref Description £ £
N/A Works overunning current program 25,000
N/A Cost reimbursable works allowances not 45.000

sufficient 10% risk allowed

Total (not included in statement) £ 70,000



Coronation and Jubilee Roofs and Windows FINANCIAL REPORT 1

APPENDIX C — EXPENDITURE UNDER PROVISIONAL SUMS

Prov Prov Sum Omissions Additions Balance

Sum Description Value £ £ £ £

1 Extending existing light fittings (£1,000) 1,000 1,000

2 New fixed r}umber plates to front doors 1,170 1,170
where required to

3 Reinstatement of door bells where required 900 900
to be agreed

4 Obscure glazing to bathroom windows 1,800 1,800

5 Plastering works 15,362 15,362 0

Summary totals 20,232 15,362 0 4,870
Total Additions 0
Less Total Omissions 15,362

Total to Statement (15,362)



Coronation and Jubilee Roofs and Windows

FINANCIAL REPORT No. 1 (Continued)

APPENDIX D — INFORMATION AND ASSUMPTIONS

1. This Financial Report includes the following:

.1 Quoted/Estimated Change to the Prices for Variations (See Appendix A)
2. This Financial Report excludes the following :-

.1 No exclusions other than expressly noted.

3. No formal claims have been received from the Contractor to date.

4. The balance of unspent Contingency has been calculated as follows:

Total Contingency
Less nett Changes Costs and Provisional Sum Adjustments

Estimated Balance of Project Contingency Remaining

10

FINANCIAL REPORT 1

(436,806)



