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ABSTRACT

This study examines the organization and execution
of building maintenance works in the Ministry of Works
Housing and Physical Planning with special reference
to Nairobi Province with the objectives of determining
whether the maintenance management practices employed
by the ministry are efficient and effective. The study
therefore examines the suitability of the organization
structure and the management process in executing
buildjng maintenance works.

It is divided into six chapters with the first
chapter devoted to introductory formalities and the
laying of the foundation to the study. In the main,
it discusses the significant role of the built
environment iIn man’s day-tc-day activities and the vast
sums of money spent on putting up this environment.

The study then observes that despite this significant
role and the vast sums of money spent, this capital
investment 1is generally neglected and apparently left
to decay at will. From there on the study highlights
the i1mportance of building maintenance and what
building maintenance management 1is.

The ministry has been chosen because 1t is the
largest single organization with a long established
building maintenance unit. It was further decided
to restrict the study to Nairobi Province due to time
factor and because the practices of the Ministry are

similar throughout the republic. Furthermore Nairobi
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Province is the Ministry*s ’nerve centre* in building
maintenance accounting for about 41# of its budget.

The second chapter is devoted to building a
theoretical model for the ministry*s Nairobi Province
paying attention to its size, the production
technology of building maintenance and the environment
under which the ministry operates. Chapters three
and four contain the case study being the findings of
interviews, questionnaires, searches of the
correspondence TfTiles, reports and the building
organization and operations manual (BOOM). The study
witnessed an organization structure not suitable to
the organization and overcentralization of authority.
This overcentralization and poor structure has led
to lengthy procedures and lack cf effective control
over service and component departments.

The data collected from the middle cf October 1984
to middle of January 1985 is then tabulated in chapter
five and analysed. Generally the data indicates poor
performance in the organization ard execution cf
building maintenance works. The data reveals further
that despite the deficiencies noted in chapter three
and four, the management dees not effectively employ
maintenance tools in order to determine the direction
of performance. The existing records are not evaluated,
comparisons between alternatives not done to determine

which one offers more advantages over the ether.
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Finances are seen to be lacking but even the little
funds voted for maintenance is at times surrendered
unused while the buildings continue to deteriorate.

Chapter six 1is devoted to the summary of the
findings and recommendations of the study. It is
considered here that more authority, responsibility
and accountability should be pushed down to the
provinces and the depots to get rid of the maze of 1

procedures that water down efficiency and effectiveness.

D. B. 0. ALOO 1985
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CHAPTER ONE

INTRODUCTION

The Statement of the Problem

The built environment plays a very important role
in the economic development of a country. It is the
bui]t environment that provides man with the living
and working facilities. As a living facility the
built environment should provide an environment with
all the amenities and facilities for a family life,

a retreat where he can shelter himself from the
external environment and resu after a hard day’s work.
As a working facility, the built environment affords

man shelter and protection from the external environment
when in pursuit of his social and economic commitments.
The built environment is therefore central iIn the
production of man’s wants and needs like rest, goods
and services that are necessary for his continued
livelihood and the future generations to which he owes
responsibility and accountability.

The built environment as a product is very expensive.
In 1971 for instance, it accounted for about 31$ of
Kenya’s gross fTixed capital formation representing
KEI1$,000,000~. This is a colossal amount of capital
asset and therefore its preservation and conservation
should be given great consideration’\I Furthermore, the

bulk of the built environment is constructed from

borrowed funds on which iInterest is charged.



The interest may be payable for a considerable length of
time during the life time of the building, road or any
physical facility and interest-free enjoyment of the
facility is usually realizable in its later life. This
calls for well planned preservation and conservation
measures to lengthen the interest-free period of the
useful life of the facility as shown in figure 1.1.
Looked at from another point of view, the resources
invested in the built environment could have been
invested elsewhere to earn more than is being realized
from the facility.

The above argument on alternative investment or
opportunity cost could be extended to cover the fact
that the built environment is a destabilizer to the
natural environment. The natural environment too has
a role in the day-to-day activities of man. Its
destruction (clearing sites, fTelling trees for
construction and the resultant soil erosion and
desertification etc) should be considered as costs to
the society arising from the decision to build the
environment. A society conscious of this element of
cost should therefore spread this cost as much as
possible by maintaining the built environment. The
faster the built environment deteriorates the more

. . i
sites will be cleared and trees felled to replace the

decayed built environment. t



Figure 1.1;._comparison between a well maintained
Building and a poorly maintained
Building.

BA is the life cycle of the building from

practical completion to demise.

BC 1is the loan repayment period.

BD represents the life of a poorly maintained
building.

BE represents the life of a well maintained
building.

The poorer the maintenance of a building the shorter

the time of its enjoyment as a facility after loan

repayments.



The built environment is also a source of pride for
a community. We often associate the well-to-do nations
or communities with the tall buildings in their capital
cities and good residential suburbs. The taller or
more complex the buildings in a community the more it
is seen to be advanced. Even an individual®s place In
society is to a large extent determined by the kind of
house one lives in. The more economically favoured
live in the better environments with beautiful
bungalows; the less able retreat towards the slums.
Even the status of a business organization is reflected
by the location of its offices and the state of the
building from which it operates.

The built environment therefore plays a central
role in man®"s everyday activities. Whereas this role
may be recognized as indicated by the vigour with which
people crave for accommodation, envy the well housed
and marvel at the sky-scrapers, there does not seem to
be a corresponding potrayal of care in the preservation
of the built environment. A casual survey will show
neglect that would amount into millions of Kenya
shillings. A survey carried out by Britain®s ministry
of Housing and Local Government in 1967 revealed that
one in nine dwellings was classified as unfit for use
and of the remainder, nearly one in four lacked one or
more-of the ministry®s list of four basic amenities

i.e internal wc, fixed bath, wash basin and hot and cold

water at three points.
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This survey confirmed the results of previous work by
the National Institute of Economic and Social Research
which concluded that arrears of housing maintenance
probably amounted to 8 to 9 times the volume of work
actually being carried out.

In Nairobi,estates like Ziwani, Kaloleni, Makadara,
Makongeni, Shauri Moyo, Bahali, Muthurwa and Starehe do
not have internal WCs and water supply, fixed baths and
wash hand basins if we have to go by Britain®s Ministry
of Housing and Local Government®"s list of basic
amenities. These estates look long forgotten with broken
communal WCs, overgrown grounds and walls that have not
been painted for decades. In the city centre (Kirinyaga
Road, River Road, Ronald Ngala Street, Racecourse
Road etc) are buildings that have been neglected over the
years and potray lack of adequate care by the owners.
Schools, health centres and hospitals too are not
accorded adequate care.

This kind of situation should cause concern given
that the country®s resources are not able to provide
these facilities (housing, schools, hospitals) to cope with
a population growing at more than per annum. For
example, the government placed a high priority on the
development of education facilities in the five year
plan period 1979-$3 with the expected target of providing
facilities for 95% of primary school age children.”

This has not been realized as iIn the city of Nairobi
alone there are in 19"5 over 32,000 applicants, for
standard one places in primary schools against the

available 24,000 places."*



-6 -

Nor have efforts to provide adequate housing for the
growing urban population met with much success. For
example, only 12,000 units were provided instead of the
targetted 100,000 units in the 1974-7S plan period.6
The fTailure to meet this increasing demand for building
activity should be an incentive to preserve whatever
buildings we have 1In order to postpone possible early
replacements of obsolete ones. However, this does not
seem to be the case. .

The failure is likely to continue because of the
inflationary economic trend which has been on since the
mid 70s. This creates a situation whereby the nation
wi-H be affording less and less for a bigger and bigger
demand. However, despite the generally dilapidated
built environment, consciousness for sound buildings
exists in that the quality of buildings usually approved
by the authorities is high. But if this initial good
quality i1s left to decay it will turn into slums which
would be unacceptable. If we are unwilling to witness
our built environment turn into slums, no effort should

be spared to arrest the situation.

The Importance of Building Maintenance
"1 would have bought a car except for the costs of
running It". This is a common statement. There is that
consciousness that failure to maintain a car on the road
will render it ineffective for the purpose for which it
was bought. However, there is almost a complete lack of
consciousness when It comes to buying or putting up a

building.
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Whereas a car may fail to perform its functions because
of a minor fault, a building will be seen to perform its
functions despite the existence of numerous defects
therein. At times a building will be seen to perform
its functions until it becomes dangerous to its
inhabitants. A roof leak in the bedroom may probably
prompt the occupant to shift his bed to a different
position and place a container to receive the water from
the leakage. He may overlook the leakage as long as

he can continue to get his sound sleep. But the water
will continue to eat the roof structure and a new leak
develops above his new bed position. He may continue
shifting his bed until he can shift no more. It 1s

then that he may look for remedy.

Eventually when that defect is made good, it is
done for the building to continue performing the functions
for which it was built. Buildings are put up both as a
factor of production and accommodation. It i1s therefore
important to maintain buildings so that production of
goods and services for which it is a factor of production
is not iInterrupted. As a factor of accommodation
buildings that do not offer adequate resting and
relaxation atmosphere due to non-maintenance may render

t
their occupants less productive in their economic and

social pursuits.

It is common knowledge that whenever there is a
financial crisis, building maintenance suffers most
because of failure to recognize it as an essential

service. In these times of soaring inflation when



building maintenance may be grossly underfunded,
prestigious building projects could be initiated at
costs many times above what would be required to
maintain the existing stock satisfactorily. Whereas
there is always reason for increasing say our
residential building stock In an attempt to bridge the
gap between demand and the existing stock, there should
be seen to be a rational allocation of finances to
cover both maintenance and new works. It has been
mentioned that residential and non-residential
buildings comprised about 3138 of the nation®s gross
fixed capital formation in 1931. To realize greater
value for this capital debt, it Is important that the
buildings are maintained in a planned manner.
Maintenance of buildings therefore shows our
appreciation of our investments®™ worth.

In Britain, the maintenance and repair sub-industry
at i1ts depressed state accounts for about one third of
the total output of the construction industry.* It is
estimated that maintenance works being carried out is
only about one-eighth of the total maintenance works due.
At this depressed state, the sub-industry still
contributes more to employment (labour force iIn numbers)
than agriculture and horticulture in Britain.ﬁ> of
course Kenya 1is basically an agricultural country and
the contribution of maintenance and repair sub-industry
to employment and gross domestic product is far below
that of the agricultural sector. However; the point

being emphasized here is that with stepped up activity in
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this sub-industry, its contribution to the domestic
economy would be appreciable.

The Public Health Act, Chapter 242 of the Laws of

Kenya stipulates too low a standard if the significance

of maintenance is to be realized. It stresses iIn section

117 that "buildings are constructed and maintained in
sucii a manner that they are neither injurous, unsafe nor

dangerous to health.”™ The Registered Land Act Chapter

300 section 55 of the Laws of Kenya also leaves room for
varied interpretation of the state of repair required of

a building, if higher and definitive national standards

were set and adhered to, increased employment and

contribution to the gross domestic product by the

sub-industry would be enhanced. A survey9 revealed that

more than 8W0O of the maintenance and repair contractors
in this country engage in the activity as a source of

extra income. The contractors come from all the sectors

of the economy (agriculture, commerce, industry etc) and

as such stepped up activity iIn the maintenance and repair

sub-industry would have a positive impact on the other

sectors of the economy.

Building Maintenance Management

The maintenance and repair condition of our
buildings depends on a number of factors:10
a) When briefing the designer, the client

should state his building requirements without

being vague.
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He should let the designer know his
maintenance policy and planned life of the
building as these would influence the
designer on the elements and components to
incorporate in the design. The designer,
however, also has a professional duty to
assist the client in developing an adequate

brief.

() Design and specification implications on
maintenance need adequate consideration.
Most design errors are errors of
specification or in choice of materials,
Jjuxtaposition of incompatible materials or
components, incorrect detailing and

inadequate provision of easy or safe access

for maintenance work. This calls for
effective lines of communication between
client, designer, contractor and those

charged with building maintenance.

(rn) There i1s a fairly substantial part of the
maintenance load which arises from poor
construction techniques. However, it is not
well established whether these construction
defects could be attributed to poor
workmanship, lack of expert supervision or
unclear specification. :Specialist instructions
and advice are often not available to the man
on site when complex work (especially work

involving new materials or components) is
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carried out. Even when such information is
provided, it may not be in a form suitable
for use by the operative. Communication
from designers, manufacturers, and suppliers
to the site are therefore often at the root

of many defects of constructions.

Environmental influences such as soil types,
weather changes, growth or removal of
vegetation, earﬁhflows and subsidence and
loading also contribute to the maintenance
and repair condition of our buildings.
Intensity of use is seen in the form of
overcrowding which is common in the urban
centres due to inadequate supply of housing
and doubling up of families In some cases due

to high rentals and the extended African

family.

Poor maintenance management is also
contributory to the maintenance and repair
condition of our buildings. This would mean
that although resources for building
maintenance may be available, poor planning
and use of these resources may enhance poor

maintenance and repair condition of the

buildings.
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The above factors therefore form the central focus
of building maintenance management. Building maintenance
management is concerned with "the organization of the
maintenance department to ensure that the assets of the
organization are planned, provided, maintained, operated
and disposed of at the lowest total cost to the
organization. "™ 1t employs management principles of
planning, organizing, directing, controlling and
evaluating the performance achieved against the set
objectives. Good management practice would require that
the organization is aware of what gains it would achieve
through the set practices. It would therefore have to
set i1ts objectives and work out a plan of achieving the
objectives. As the organization works towards the
objectives, it records all the necessary aspects of work
including the results it has achieved so far. The
results will then be analysed to enable the management
to draw certain conclusions. Some failures would
probably be assigned to design. Some components or
materials would be seen to be incompatible with the user
activities, and would lead to questioning whether it was
the designers fault or the clients inadequate briefing.

Good management practice would also ensure that
the organization is able to evaluate its own performance

within the resources at its disposal. The organization

will therefore have to establish its own measures that

will help it gauge its performance.
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Building maintenance management therefore aims at
effective use of the scarce resources available so as
not only to prolong building life but also defer
expenditure on new buildings that would replace
obsolete ones. The management must have a clear
understanding of the functions that buildings under its
care perform. It must also know what priority should be
accorded what buildings or the various elements of the
building in view of the resources available, and the
various alternative courses of action and the attendant
costs. This clarity on what to do and how to do it
leads to preservation of the physical characteristic of
the building and its services in the most optimal
manner. The building users would also get some
psychological satisfaction thus allowing them time to
attend to other nation building activities instead of
spending a lot of time between their premises and the
maintenance offices. That is, policies are set and

adhered to as a guide to achieve the set objectives.
The Study Objective

When accused of not maintaining buildings to the
required standards, the maintainers quite often say that
they do not have enough funds. Whereas this may be true;
it would be wrong to conclude that if adequate funds
were made available to the maintainers then buildings

would be maintained to the required standard.
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This study therefore wishes to explore if the
organizational set-up of the Ministry of Works, Housing
and Physical Planning is suitable for effective and
efficient execution of maintenance works. To find out e
iT the organizational set-up is effective and efficient
this study will develop a model from the existing
literature that will stand in as the i1deal maintenance
organization. This study, however, recognizes that there
is no single system that would be said to be universally
ideal because the set up of an organization will depend
on its range of activities, quality of manpower and
production technology of the discipline iIn question.

In using the model the study will attempt:
() to analyse the ministry™*s current

maintenance management practices;

an) to determine to what extent the ministry®s
practices deviate from or conform with the
model, and the shortcomings that may be

attributable to the possible deviation;

(i11) to recommend in the light of the size of the
organization and the environment under
which it operates the practices that would

be appropriate to achieve maximum economy.
The Choice of Study Area

The study will concentrate on the Ministry of

Works, Housing and Physical Planning. This organization
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has been chosen because it is the largest single
organization in Kenya dealing with building maintenance.
The replacement value of its building.stock was valued
at K£498,791,149 during 1932/83 fTinancial year.12

At 1 .% of the replacement value the funds required

for maintenance in that year should have been about
KE7,470,000. This is a colossal amount and warrants

a study to establish if the system that is charged with
its spending is efficient enough to achieve maximum
economy .

The study of the ministry is narrowed down to
Nairobi Province which handles about 41?S of the central
government’s total maintenance works.13 The concentration
of these buildings in Nairobi makes the maintenance
branch a busy place requiring sophisticated organisational
skills. Nairobi is also the seat of the central
government thus giving the maintenance staff a variety
of burlding types including houses, complex office,
blocks as well as hospitals. The study will also
concentrate in Nairobi because the time available would
not allow effective study of the ministry’s operations
throughout the republic. It should also be noted that
the ministry’s practices are standardized and similar

throughout the republic.
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The Scope of the Study

Building maintenance management is part of
the overall process of building development 1i.e.

planning projects, designing them, constructing them

and their management is a continuous cycle. It is
that part of the building process that refers to systems
of managing physical facilities embracing both the
established principles of management and the functions
expected of those charged with such responsibilities.”?
However, this study will limit itself to the suitability
of the organization structure and how it lends itself
to the planning and control of the execution of
maintenance v/orks to achieve effectiveness and efficiency.
The specific aspects that form the scope of this
study are therefore;"
O] finding out what (if any) objectives or

standards have been set by the ministry;

(n) finding out if the ministry is aware when
various elements in buildings would require
replacement so that they can plan their
inspections and replace the elements in

time before they can cause fTurther damage;

finding out if the ministry carries out

~
-
-
-
o

uneconomic or unnecessary work. This will
involve finding out if the work done is due
to normal wear and tear, carelessness of the
occupant or design and constructional faults.

The study will also address itself to the
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appropriateness of remedial measures;

(iv) finding out if the ministry has a good
data base to enable costing of work

before the operatives move to site;

~) finding out if the ministry has done any
work study to enable the fixing of start
and fTinish times for individual jobs so
that the works can be planned at times in

relation to user activities;

i) finding out whether the ministry has a
clear view of the merits and demerits of
employing direct labour or engaging an
outside contractor and how effectively this
knowledge may be used in achieving the set

objectives; and fTinally,

(vit) finding out whether the ministry has got
any formal systems for feedback of
information on progress so that actual
costs and performance can be compared with
those predicted and remedial action taken
iT necessary.

The study has been divided iInto six chapters with

the first chapter being the introduction which includes
the statement of the problem, study objective , choice

of study area, scope of study and research methodology.
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Chapter two is review of related literature which 1in

the main discusses the production technology of building
maintenance. The production technology combines with

the size of the ministry and the environment under which
the ministry operates to give a model structure at the

end of the chapter. Chapter three discusses the ministry’s
maintenance policies while chapter four discusses how it
executes its maintenance works. In chapter five the study
analyses data that has been obtained from the ministry’s
records and the relation of the data to the deviations

from the model are highlighted. Chapter six contains

a summary of the study, conclusions and then recommendations.
References appear at the end of each chapter with a
selected bibliography at the end of the study. Appendices

are also attached at the end of the study.
Research Methodology

The study commenced in July, 1984 with library
research after the writer had been stimulated by the ever
increasing complaints about the ministry’s performance
in executing building maintenance works. With the aid
of four assistants, data collection began in the middle
of October, 1984. Data was collected through the use of
questionnaires, personal interviews with maintenance
staff (management and operatives), with occupants of
some of the premises maintained by the ministry
including residential buildings, offices and

institutions.
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Other information was extracted from annual reports and
correspondence files, MOWH&PP buildings register print-out
MOW 150 (contracts record books), work instruction books,
expenditure returns and accounts ledgers. The exercise
was completed in the middle of January, 1935.

It v."as not possible to get all the required data.
The work instructions books in some depots were soft
covered which due to intensive use had some pages torn
and some inelligible. In one depot, work instruction
books covering part of the period intended to be covered
by this study were completely missing and could not be
traced. The other problem was that the new depot
boundaries were established in 1930/31 so that only
three out of five depots could be investiééted for the
full period intended by the study. The jobs in the works
instruction books are entered serially which made it
easy to determine the total number of works reported in
a given financial year. The work instructions books
should also have provided an easy source of actual funds
spent on minor maintenance works but unfortunately only
one depot recorded the costs of work done iIn the
registers. The other depots do their costing in loose
costing sheets only and costings of works of various
periods were scattered iIn loose foldfrs making it
difficult to collect this piece of information.

Financial returns for the years before 1973/79

could not be found in both the provincial and

headquarters archives.
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ihe contract books were well kept and properly-
recorded except fv-r a few cases where practical
completion dates were not recorded and as such the
study had to use the date of final payment as the
completion date. Surveys to determine the physical
condition of the buildings was carried out on week-ends
when 1t was expected that most occupants would be in
except for the institution and office. The selection of
the buildings surveyed was such that each depot and the
various categories of buildings were covered. The
residential buildings however, had a bigger share because
of their large numbers and for each estate selected at
least twenty per cent of the units were surveyed at
random with the smaller estates having upto eighty per
cent units surveyed. Some occupants could not allow their
houses to be iInspected despite explanations and
documentary proof of the survey’s purpose. Others were
enthusiastic and after the interviews asked if they
could now expect improved services. Some of them even
thought that the survey and iInterviews were unnecessary
because 1t is obvious the services are poor. This
however did not dissuade us from continuing with the
surveys and interviews.

Data analysis will be largely descriptive and
presented in the form of tables as necessary. The first

set of data wil] be used to prove the existence or not of

maintenance effectiveness in the ministry.
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These will mainly be data on the physical condition

of the selected buildings, user reaction and backlog

in minor maintenance works. The study will then look
into the funding situation and in the light of the

first set of data,display data to show how funds are
spent in the form of financial returns. Where
applicable and possible data has been collected to cover
at least eight years so that the analysis will show
whether the performance is declining or iImproving.
Decline or improvement will then be discussed vis-a-vis

deviations from the model formulated by this study.



FOOTNOTES

1. Republic of Kenya, Central Bureau of Statistics,

Economic Survey 1933. (Nairobi, 1933), p.27.

2. Great Britain, Department of the Environment,
Building Maintenance; The Report of the Committee,

(London, 1972), p.7.

3. Republic of Kenya, Central Bureau of Statistics,

Economic Survey 1981, (Nairobi, 1931), p.29.

4. Finn Olesen, Planning and Design of School
Building for Self Help Projects, (Manual for Housing
Research and Development Unit, University of Nairobi,
1930), p.lI.

5. Inter-Primary School Quiz, writ. Mrs. Wachungu,
dir. Lucy Mwangi, VOK-TV, 1 March, 1985*

6. Paul M. Syagga, "A Study of the Management of
Local Authority Housing Estates in Kenya with Special
Reference to Mombasa, Kisumu and Thika Municipal Councils”

(M.A. Thesis, University of Nairobi, 1979) p-3.

7. Great Britain, Building Maintenance: The Report
of the Committee, (London, 1972) p.10.

3. Patricia M. Hillebrandt, Economic Theory and the

Construction Industry (London: MacMillan, 1974) p.10.
9. Douglas B.0O. Aloo, "The Role of the Small Scale
Contractor in MOWH&PP'™ (Term Paper, University of Nairobi,

1934).

10. Great Britain, Building Maintenance; The Report of

the Committee, (London, 1972) pp-.22-23.



- 23 -

11. Reginald Lee, Building Maintenance Management.

(London: Granada Publishing, 1981), pp-14-15.

12. Republic of Kenya, Ministry of Works, Housing
and Physical Planning, Building Register Print-Out
(Nairobi, 1983).

13* Republic of Kenya, Ministry of Works, Housing
and Physical Planning, Building Register Print-Outs
(Nairobi, 1978-1983).

14. K.A. Wahab, '"Maintenance Management and
Physical Performance of Buildings,”™ The Tropical
Environment: A Publication of the University of Nigeria,

Volume 1, Number 1 (March, 1980), pp-103-106.

15. Reginald Lee, Building Maintenance Management,

pp.171-173.



CHAPTER TWO

REVIEW OF RELATED LITERATURE

AND THEORETICAL FRAMEWORK

Introduction

There 1is very little research that has been
carried out in the field of building maintenance in
Kenya. In one study Yahya nas observed that our built
environment is detereorating rapidly because the African
landlord is a poor maintainer.l He has recognized that
there is no initiative to programme some works that
require programming like internal and external
redecorations and renewal of roof coverings. We
therefore find a situation whereby the benefits of
caring for our built environment are still not
recognized. This may probably be attributed to the fact
that the modern permanent building which serves
generations is a new concept in that traditionally a
house "died"™ with the owner. With this kind of mentality
the property owners have not appreciated the need to pass
tc the coming generations a built environment that is
sound.

Further, this dilapidated built environment, can be
attributed to the property owners iInvestment perception.
Those who acquired property before the onset of the
current inflationary trend in the early 1970s saw real
property investment as a hedge against inflation with a

positive net income receivable immediately.
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The 1970s saw an increase in the influx of the rural
population tc urban centres thus creating an iIncreased
demand for accommodation. The landlords therefore
assumed a commanding position and continued to hike
rents at will, well above the mortgage repayments.

The earnings from real property investments and the
increasing demand for accommodation led to a rush to
put up more buildings without much attention being paid
to the quality of construction. Existing buildings
also did not receive adequate attention because they
earned more than was expected of them. However, the
late 1970s and 1980s have potrayed a different picture.
New estates in Nairobi like Southland, Ngummo, Akiba
(Langata), Onyonka and High View are not fully occupied
several years after their completion. It is this
kind of situation that may alert a far-sighted landlord
to keep his property sound for a positive net rent may
only be receivable in later years.

Yahya’s was a general comment on the state of our
built environment and did not isolate a group of
properties under one care to systematically investigate
the reasons attributable to such dilapidation. Syagga0
has isolated three local authorities in Kenya and
identified the cause of the dilapidated built
environment. He says that from accounts, 1966-1974,
large sums of money have been spent on maintenance and
repairs, while from empirical observations and interviews
with tenants the estates are generally in poor state

because of poor organization and control of the use of
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labour and materials. The study further asserts that
the question of lack of finance is not crucial, the
poor maintenance standards are derived from poor
organization in the execution of maintenance works and
lack of appropriately qualified staff.

However, the study only looked at maintenance and
repairs as one of the aspects of housing estate
administration. The study therefore like most housing
estate administration studies gave the subject of
maintenance and repairs a superficial treatment such
that the indepth organization and execution aspects of

maintenance works were inevitably unexplored.

Maintenance Defined

Lee has discussed at length various definitions
of maintenance as offered by the BS 3311:1964, the
Building Maintenance Committee, the Woodbine Parish
Report and White. The discussion is progressive such
that every step improves on the previous definition.
It commences by defining maintenance as a combination
of any actions carried out to retain an item in, or
restore it to an acceptable condition. However,
because standards keep changing, ™"acceptable condition”
is defined further to mean a currently acceptable
standard so that the utility and value of the facility
or item is sustained.

After incorporating the element of improvement in
the definition of maintenance,there is recognition by the
Woodbine Parish Report that there are constraints and as

such the standards to be achieved would be determined more
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by the amount of money allocated rather than as a result
of assessing the benefits obtained from maintaining the
building to a particular standard. However, this study
Tfeels that the constraint in achieving the currently
acceptable standard should not be incorporated in the
deiinition because the failure to achieve the acceptable
standard does not in itself nullify the intention to
reach the required standard. The definition of maintenance
should be seen to mean the intention to reach some
acceptable standard. This acceptable standard is also
given weight in the ministry®s Building Organization and
Operations Manual which talks of 'the original or
equivalent condition.” This study agrees with the more
consolidated definition by White which states that
"maintenance is synonymus with controlling thé condition
of a building so that i1ts pattern falls within specified
regions.”™ Lee further asserts that the word "control™
suggests positive activity which is planned to achieve a
defined end result. The term '"specified regions'™ 1is
similar to acceptable standards but brings iIn a new
concept that acceptability has got upper and lower limits
within which the condition of the building must be

maintained.

Functions of a Maintenance Organization

The objective of this study is to determine whether-
building maintenance works in the Ministry of Works,
Housing*and Physical Planning (MOWH&PP) are organized and
executed effectively and efficiently so as to achieve

value for money. * oL



An organization may be said to be effective if it

assumes '"a viable relationship with 1ts environment”

In the case of a maintenance organization this viable -
relationship would be seen in the degree of satisfaction
of the building users. IT they are happy with the
performance of the organization then the organization
would be deemed to be effective. This, however, would
not mean that the organization is efficient. Efficiency
is put into consideration when we ask how the organization
achieved the "effectiveness'. In achieving effectiveness
the organization may waste resources or may do work which
should not be done at all as Dueker puts it, "there 1is
surely nothing so useless as doing with great efficiency
what should not be done at all."”

Organization is defined as the "structure and process
by which a cooperative group of human beings allocate its
tasks among i1ts members, 1identifies relationships and
integrates its activities towards common objectives". "
This definition involves the structure of tasks
(organizing), the placement of human beings in the
structure (staffing) and the integration of the two
functions 1nto a human system of activities. Execution is
the carrying out of the structured activities (tasks) by
human beings in the structure. This study will therefore
address itself as to the suitability of the structure and
process of the ministry in executing building maintenance
works to achieve the acceptable standards or standards as

limited by the available resources.
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An organization 1is designed to suit the nature of
business that the organization carries out, that Iis,
it should be suited to its tasks. Each and every
discipline has got its production (organizational)
technology. It is the technology, the size of the
organization and the environment under which It operates

that determine i1ts structure.

Structural dimensions of an organization
like formalization, specialization,
standardization, hierarchy of authority,
centralization, complexity, professionalism
and personnel configuration should not be
picked and chosen at random. Rather, they
should be selected according to internally
consistent groupings.8

Therefore to design an organizational model for the

Ministry®s maintenance department, Nairobi province, it
is Tirst of all necessary to understand the production
technology of maintenance, the size of the province and

lastly its environment.

Three major functions of a maintenance
organization have been identified.q These are
advisory, organizational and control which remain
the same no matter what the size of the organization.
These functions represent the modern system approach with
an internal self-evaluation system. It conforms with the
N. Wiener view of organization being defined as "an
adaptive system which is entirely dependent on

measurement and correction through information feedback.""*"/

This 1Is represented by a diagram in figure 2.1.
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The advisory role arises because maintenance is
a service provided to the parent organization, owners or
users. A maintenance organization 1is therefore
specialized in this field and since it does not hold all
the authority and resources, it advises the parent

organization, users or upper management on such matters

as:
) the standards to be maintained;
D) appropriate maintenance policies;
(ain) finance;
(av) costs and other data for upper management

decisions;

W) maintenance implications of designs for
- proposed new buildings.

The maintenance organization then has to organize how it
will carry out i1ts work. This is the internal technical
structure of the organization and involves defining who
is responsible for what and how the work will be carried
out. Also known as the organizational role, it involves
the use of central administration, and contract or
direct labour. The control function emphasises on the
timely feedback of accurate information on the state of
the system to enable the management to gauge its
performance. This involves identifying the workload,
programming and supervising its execution. It further
involves the use of the budgetary control systems and

feedback.
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Types of Maintenance

Maintenance work can be broadly divided into

"planned " and "unplanned."11 This 1is illustrated in

figure 2.2.

Planned Maintenance

The planned maintenance system identifies work it

intends to carry out during a given period and

programmes it so that its execution is spread throughout

In this system there 1is forethought,

the given period.
12

control and use of records to a predetermined plan.

It is subdivided into "planned corrective maintenance'.

Planned preventive maintenance involves anticipating

failures and the necessary preventive action taken

before they occur. Planned corrective maintenance

involves carrying out inspections to detect failures

so that a programme for making them good can be

Clifton states that the fundamental basis

formulated.
of both systems is deciding 1in advance:13
a the iIndividual items of the building/

facility to be maintained;

an the form, method and details of how each
item iIs to be maintained;

(iii) the tools, replacements, materials,
tradesmen and time that will be required

to carry out this maintenance:
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(iv) the frequency at which these maintenance
operations must be carried out;
~) the method of administering the system;

(vi) the methods of analysing the results.

Planned maintenance will therefore result in
greater utility of the building/facility, greater and
more effective use of resources (labour, time,
materials etc). Collection, recording and subsequent
interpretation of maintenance data will also result
in:

) improved budgetary control;

(arn) improved stock control of materials since

the quantities stocked and recorded will
be realistic;

(iii) provision of information upon which

management can make realistic forecasts

and decisions;
av) focusing attention on frequently recurring
jobs and types of defect, and the type,

frequency and cost of individual repairs.

Unplanned Maintenance

Where there i1s planned maintenance, unplanned
maintenance is work resulting from unforeseen

breakdowns. This includes emergency works caused by

failures.



MAINTENANCE

PLANNED MAINTENANCE

——————————— 1
PLANNJD PREVENTIVE PLANNED CORRECTIVE
MAINTENANCE MAINTENANCE
RUNNING SHUT-DOWN BREAKDOWN EMERGENCY (UNPLANNED)
MAINTENANCE MAINTENANCE MAINTENANCE MAINTENANCE

Figure 2.2 Relationships between various forms of maintenance
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Where there is no planned maintenance there is a
tendency to wait i1or failures to be reported and then
they are made good despite the fact that some of them
could have been foreseen or could have been taken care
of under planned corrective maintenance 1T there were
regular iInspections.

Unplanned maintenance is also termed day-to-day
maintenance and 1iIs by nature minor maintenance items
of low costs and unpredictable. Their unpredictable
nature 1i1s a constant source of trouble for the
maintenance manager Tfor without analysing their
occurence over a period of time, it may not be easy to
plan and organize their execution efficiently and
effectively. More often than not, effectiveness of a
maintenance organization is gauged by its response to the
day-to-day maintenance because the occupants (major
source) will in most cases report what they would like
to see done iImmediately. It is important to have a
balance between planned and unplanned maintenance.
Wahab*” says that relying solely on unplanned

maintenance i1s objected to because;

a) tenants attitudes to repairs vary. One
group will report everything while others
neglect their houses and report nothing
no matter how dangerous or inconvenient;

(arn) non-productive travelling time 1is high
especially since most tenants may not

accurately record the item requiring repair.
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Consequently, the technical support team
make several trips to the building before

necessary repairs are effected.

important aspect of unplanned maintenance

is lead time or delay time which is the period

between the receipt of the request and the actual

executing of the work. This permits the regulation of

the flow of work to the labour force and the grouping of

similar items of work in space and time. The factors

which determine the permissible delay time include

M

safety considerations and in particular,

compliance with statutory requirementse

user satisfaction which must be considered
even though the defect may be iIn no way

dangerous;

effect of failure on primary®™ activities

of the organization requesting repair.

dispersion of job situations which calls for
grouping of jobs requiring same craft skills
according to locations to reduce travelling

timer

consider cost growth so that defects do not
become more expensive due to delays in

executing the work;

misuse of property in that lack of repair

may result to further misuse of property and
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vandalistic tendencies. The maintenance
manager must therefore aim at a standard
that would produce a psychological resistance
to such tendencies.
The study will therefore address itself as to whether the
ministry organizes the day-to-day maintenance works to

eliminate the disadvantages that gc with it.

Standards

At any given time the manangement should be aware
of i1ts workload. This can be achieved by the management
determining the maintenance standard required for each
kind of building, building element, facility, equipment
and plant. The required standard of maintenance should
"depend on how much the failure to achieve the set
standard will affect the objectives of the parent
organization or the users of the building or facility and
how sensitive the owners/users are to the Tailure.
Sensitivity is used here to refer to how readily the
owners/users are able to provide the necessary resources
to maintain that standard. IT the resources availed to the
maintenance department is not adequate to achieve the set
standards then the cost of these resources could be
construed to be the standard to be achieved, the resources
being employed with maximum economy.

T-ee-™ outlines three ways in which the building/
facility standards can be expressed! The first expression

can be iIn physical terms whereby an element could be left

to deteriorate upto a predetermined point before remedial
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action is taken. Presumably deteroriation beyond this
point would be detrimental to the users of the building.
However, what i1s stressed here is that deterioration to
this point must be directly measurable to allow
uniformity of interpretation by more than one competent
person responsible for inspections. Some buildings/
facilities have been designed to specific performances.
These specifications can be used to express standards.
These are called '"condition controlled maintenance" and
would require programmed inspections to determine whether
they have fallen below the expected standards.

Secondly, where studies have been carried out to
determine the useful life of elements, a "frequency
based maintenance”™ system could be used so that times
when to repair or replace are fTixed in advance. The
third way is "financial criteria”™ which may take the form
of a variable sum related to the cost of some primary
function or replacement value or a fixed sum based on
history costs or an analysis of anticipated benefits.

An organization that is conscious of effectiveness
and efficiency is goal oriented and the standards expressed
are what the maintenance organisation aims at. As Nzioki”
has put i1t, it is difficult to express maintenance
standards in precise terms. He however, goes ahead to
express the need to establish standards tied to authorized
expenditure limits which should be related to the expected
results of doing each job in terms of user satisfaction.
Expression of standards is a major bench mark towards

efficient and effective execution of maintenance works as it
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provides a basis for control which is a rule for an
efficient organization. IT the set standards are not
achieved during the period in question,the control system
through feedback will either reset the standards or point
out the cause of failure to achieve the set standard.
This study will therefore look for the standards set by
the ministry and how they are set. The basic concern is
not as to whether the standards set are ever achieved

but how effectively the management uses them as a tool to

evaluate its performance.
Programming Maintenance Work

The standards required provide the maintenance
manager with a workload which he can gauge against the
available resources. Effective forward planning is
difficult with this category of work because of the
large number of uncertain factors involved. Programmes
must be formulated at different levels and constantly
revised according to the new information which is fed
into the system. These levels are long-term, annual

and short-term programmes.

Long-term Programmes \Y

These provide a policy framework rather than the
precise dates when work is to be carried out. Lee
> . IS
states that the purpose of a long-term programme is:
©O) to determine the general level of expenditure
on maintenance to achieve the desired

standards;
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to avoid large fluctuations in annual
expenditure by spreading large items and

any backlog over a period;

to determine the optimum time for

carrying out major repairs and improvements
so as not to interfere with the user of the
building;

to determine the structure and staffing of
the maintenance organization and whether it
would be advantageous to employ operatives
directly to carry out part or the whole of the
work;

to gear the maintenance programme to overall
organization policy so that it is compatible
with decisions relating to the use of the
building e.g. decisions to demolish and
rebuild or to move to other premises;

to consider the effect of proposed capital
works on the maintenance organization. The
major items of work included in the long-term
programmes are painting, reroofing, Tfloor
sanding, electrical rewiring and mechanical

plants and equipment.

Programmes

The object of annual programming is to provide a more

accurate assessment of the amount of work to be carried out
during the forthcoming year and to form a basis for the

financial budget. Lee states that the major considerations

19

here would be:
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©O) timing the work in relation to the needs
of the organization so as to avoid
interference with the basic user activities
and in phase with the overall cash flow
pattern;

(arn) providing a uniform and continuous flow of

work for all trades in the direct labour

force;

fixing an appropriate time scale for the

I
preparation of contract documents and

~
-
-
-
o

tendering procedures where work is let to
outside contractors and for the advance
purchase of materials where the work is to
be carried by direct labour;

(v) apportioning the amount included in the
budget to specific jobs or areas of work for
control purposes.

The annual programme would be built up from:

) individual i1tems of painting and repairs
brought forward from the long-term plan
after a check inspection to ensure that the
work is iInfact necessary;

(arn) individual items of work disclosed by the
annual 1iInspection as being necessary to carry
out within the next year;

(iii) individual items of work proposed by users,

at the time of carrying out the inspection?
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av) an allowance for work which it is
anticipated will be requested by users
during the accounting period, but which is
not capable of precise definition at the
time of the inspection;

~) an allowance for routine day-to-day

maintenance based on past records.

The works are then costed and apportioned according to
their nature and timing between direct labour and contract.

IT by direct labour, the costs should be broken down iInto

labour and material costs.
Short-term Programmes

This i1nvolves allocating the total workload to the
months of the year in which the jobs will be carried out.
Where the work is to be let to outside contractors, the
commencement and completion dates should be entered on a
chart which should indicate the dates when the various
pre-contract processes should be initiated and completed.
The detailed programming of work to be carried out by
direct labour force is dependent upon the size and
composition of the labour force and the need to provide
continuity of work with a minimum amount of travelling
between jobs. At the same time, the availability of
materials should be considered and in particular, the
delivery periods for materials not held in store.

As mentioned above, the estimated costs of the works

are worked out and become part of the programme.
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The estimated costs provide cost and progress control
standards against which actual occurrences are compared
and variations measured. Future estimates use this
information to make the predictions of time and cost

progressively more accurate.

Building Maintenance Manuals

In discussing building maintenance manuals and
their application to building maintenance management,
Okwemba20 has quoted one of the findings of the
Building Maintenance Committee 1965 as:

"the maintenance efficiency would be achieved

through collection, analysis and publication

of maintenance data on materials” performance,

organizational patterns, budgetary control

systems, work and method study .
"He has further quoted a proposal by the committee as a
solution to whole or part of the maintenance problems.
The solution is that the provision of building maintenance
manuals for new buildings would provide a useful starting
point for systematic recording. Building maintenance
manuals provide the basis of planned preventive
maintenance which prolongs the life span of building
together with their mechanical and electrical
installations. The purpose of a maintenance manual 1Is to
provide all building users with a common system of
maintenance information recording and retrieval ior the
prooer guidance of maintenance operatives, building
owners, occupiers, maintenance team and architects. It

assists in establishing standardized maintenance

procedures which lead to efficiency in building

maintenance.
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Okwemba has successfully highlighted the important
role that a building maintenance manual plays as an
information tool. Any efficient and modern management
system knows the central role that information plays.

A part from the planned preventive maintenance, a manual
also assists in improving vital aspects of maintenance
management like budgetary control, labour productivity
and stock control among others. With these advantages
attributable to it, this study therefore expects an
efficient and effective maintenance organization to make

use of this iImportant tool.

Execution of Maintenance Work

Execution of maintenance work may be carried out in
two ways:
) by contract
(i) by directly employed labour.
Whichever method is used for the execution of any
particular job, the organization should in its choice
show awareness of the advantages and disadvantages that
go with the choice. The guiding elements in the choice
are cost, quality and convenience. The choice of method
should be done during the "annual works programme' stage.
According to Lee an organization should base its choice on
the following factors:
> (D) The nature of the work should be considered
so that work allocated to the direct labour
force is commensurate to its skills. Whatever

is out of range of the available skills can be

e let out to contractors.
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The total amount of work should be compared
against the available labour in terms of
cost and manhours and whatever is above the

available labour may be let out to contractors.

The maintenance organization should consider
the degree of urgency of a particular job
before decision is made as to whether it

should be carried out by direct labour or by
contract.

The location of the job may also determine the
choice of method.

The quality of "workmanship required. High
quality workmanship may require close
supervision of the work which 1is more possible-
with directly employed labour. On the other
hand,a contractor on whom the management has
built confidence due to good quality workmanship
in the past may be preferred.

Where special security precautions have to be
taken it may be safer to employ directly
employed labour who owe their allegiance to the
the parent organization.

Market conditions should also influence choice
of method. A slump may. bring in stiff
competition which may be either beneficial

to the organization in terms of lower prices or
detrimental to organizations that accept tenders

only on the basis of their being lowest.
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Contract Work

The basis of a contract for building or maintenance
work 1is the offer by the contractor to carry out the
work for a certain sum of money and acceptance of that
offer by the employer. The two parties have different
interests with the contractor aiming to maximise his
profits while the empoyer aims at getting an appropriate
standard of workmanship at minimum costs. The offer is
usually the contractor’s tender and the acceptance by
the employer must be made within a reasobale time and
must be unconditional.

In the vast majority of cases, contracts are discharged
by due performance. However, a breach of a fundamental
term by one party gives the other party the right to treat
"the breach as a repudiation and sue for damages. For a
breach to constitute repudiation, it must go to the root
of the contract and this would include such actions as
complete abandonment of whole works before substantial
completion by the contractor or failure by the employer
to give the contractor possession of the site. It is
therefore expected that an efficient and effective
organization must specify what action would be taken for
the various kinds of breaches.

Lee22 lists five types of building maintenance
contracts and the choice will be influenced considerably
by the particular circumstances. First, there iIs Lump
Sum contracts where the contractor agrees to execute work
for an agreed sum based on information derived from
drawings, specifications, bills of quantities or site

inspection.
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This is the type used by the MCWH&PP for both new
building ana maintenance works. However, 1t should be
expected that an efficient organization should use the
other types of contracts in order to realize the
advantages that go with each contract. For example
where the details of a job are scanty it may be advisable
to use Schedule Contracts. Small and or urgent jobs may
require the use of Cost Reimbursement Contracts. It is
also recommended that for small repetitive items of work
for which the need to repaiJ is obvious and not dependent
upon subjective judgement, Fi*ed Price Maintenance
Contracts may be used with possible cuts in administrative

costs and better quality workmanship. Finally,Term

Contracts result into a special reiationship over the
Py *

years and permits the contractor to participate iIn the
planning process and possibly suggest alternative timings

for the wxrk resulting iIn some cost savings.

All tendering procedures aim at selecting a suitable *

contractor and obtaining from him at an appropriate time
an acceptable offer, or tender upon which a contract can
be let. Seeley23 mentions The Simon Committee of 1944
which noted that indiscriminate tendering gives rise to
low prices culminating in poor workmanship and waste of
resources. He then draws attention to the Banwell Report
of 1964 which suggested that invitations to tender should
be limited to a realistic number of firms, all of whom
are capable of executing work to a recognized standard of
competence. The report favoured the general use of

standing approved lists of contractors.



There are basically three methods of tendering.
First, there is Open Tendering whereby the job is
advertised in the local press. Secondly there 1is
Selective Tendering whereby the client invites a limited
number of reputable firms drawn from the client’s standing
approved list of contractors. Thirdly, Negotiated
contracts involve the client inviting a tender from a
single contractor. Here the contractor’s ability should
be matched with the job at hand and may result into
speedier completion and better quality workmanship. The
number of firms invited to tender especially where there
is Selective Tendering, will depend on the size and type
of contract, ranging from three or four for the smallest
contracts to twelve for the largest.

Where no serious errors have been found in the
priced bills of the lowest tenderer, the tender should be
recommended for acceptance. IT however, the quantity
surveyor finds serious errors 1in pricing, the contractor
should be advised and given the opportunity of withdrawing
or standing by his tender. But the final decision on which
tender is to be accepted should be made by the employer
based on an analysis of the tender against the estimated
cost of the job. As the contract proceeds, the supervisor
will almost invariably issue further details and
instructions. These details and instructions must be in
writing on standard forms and should be issued without
undue delay when they are necessary. The contractor
continually finances works in progress. It 1is therefore

imperative that he should receive interim payments at the
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appropriate time and for the fTull amount due. It 1is
equally important that he should be paid promptly on the
certificates, especially since he is expected to pay for
materials and operatives. On completion a Certificate of
Practical Completion is issued and full payment made less
a percentage retention to be paid after the Defects

Liability Period 1is over.
Direct Labour Organization

A direct labour organization is normally under the
control of a professionally qualified surveyor whose job
it is to determine the maintenance work that 1is necessary,
supervise the work, obtain the necessary materials and
measure and cost the work once it has been completed. In
view of the fact that the organization of the workload and
the control of the work itself is the responsibility of the
same person, these organizations lend themselves very
easily to a planned maintenance policy. However, direct
labour organizations are also well suited to carry out
unplanned day-to-day maintenance works.

The basic problem in executing works through direct
labour organizations is to ensure that all the various
trades and materials are on site at the correct time and
that the client is inconvenienced as little as possible.
The only way of achieving this iIs to ensure that the work
is properly planned before hand and strictly controlled
during its execution. The planning of the work requires
a thorough knowledge of what is required in order to

determine the correct sequence of activities and a
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realistic estimate of the durations of these activities.
A programme of work can then be drawn up giving all details
of labour, plant and material requirements, the dates that

they will be required on site and the length of time that

they are required on site. All this information can then be

presented in the form of a bar chart as shown in figure 2 3.
The bar chart can then be used as a basis for recording the
progress of the work by recording actual work against
planned work. This system relies on accurate work
measurement whilst it is in progress and will be the
responsibility of the surveyor or travelling supervisor.
However, there are also the day-to-day maintenance
works whose inflow is irregular and unpredictable and as
such a constant source of trouble for the maintenance
manager . However, the frequencies and types can be
analyzed and the procedures for dealing with the remedial
work planned. That is, the direct labour force can be
sized and manned to deal with the predicted workload and
materials kept iIn store for the more common repairs. The
introduction of a delay period permits the regulation of
the flow of the work to the labour force and the grouping
of similar i1tems of work iIn space and time. The longer the
delay period the more detailed preparatory woZ and the less
likely are delays due to lack of precise instructions a3

non-availability of materials and plant.

The Work Order System
The Work Order, or Work Instruction or Job Card is the
key document used for controlling work input. It provides a

medium for the recording of labour hours and materials which
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can subsequently be analysed for various management purposes
It is upto an organization to design a work order that
fits i1ts purpose but basically it should give the following
information:
) number and date of issue;
(an) codes to indicate location and other
classification categories into which costs
are required to be analysed;
(iii) priority for non-schedule work;
(v) description of work which should be
standardized;
() estimated labour hours expressed in manhours
or man days;
(vi) quantities for each material;
(vii) actual labour hours worked on the job,
required for cost control, bonussing, and
also a basis for future estimates.
It is also necessary to distinguish between emergency work
and that of a lower priority, since this will govern the
extent to which jJobs can be grouped to reduce travelling
time and hence costs. All work carried out should be
covered by an appropriate work order. A typical system
for dealing with user requests would be as illustrated in
figure 2 4.
Stock Control
Availability and adequacy of materials in the stores is
a necessary requirement for a maintenance organization that
strives for effectiveness and efficiency. The organization
will Ffirst assess its stores needs in relatiog_to its

workload and types of jobs.
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Notes for figure 2.U

1.

3A.

3B.

11.

12.

13.

14.

15.

User issues request to maintenance control centre
describing defect.

Request examined by maintenance control to check
whether necessary, and if so priority.

Preview of defect by building supervisor to
determine scope of work and job method, or
Alternatively preview by trade foreman who will
be responsible for supervising execution.

Preparation of work order.

Copy of work order to user department for
information.

Copy of work order filed with open jobs.

Copy of work order to stores to check availability
of materials or to order out of stock materia]s.
Copy of work order to foreman to arrange with
stores for delivery of materials to site at the
programmed time. .

Instructions to operatives on method of execution.
Operatives complete time sheets giving details of
hours worked, overtime and non-productive tﬂf'
Foreman enters times for individual jJobs on work
orders and checks weekly tota] against time sheet.
Work orders for completed jobs extracted from job
Tile. (At the same time, progress on incomplete
jobs checked and jobs not started investigated).
Stores control procedures.

Accounting procedures.

Payroll.
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It will then look at the ease or difficulties with which
materials are obtainable from various supply sources and
the overall cost consequences. Materials should be
available as and when required for execution of urgent
repairs. The economic quantity to be ordered may be

calculated using the following equation:”

where Q = economic batch quantity
p = item cost !
d = annual demand for item
s = stock holding cost expressed as a fraction
of stock value
c = delivery cost per batch
"When to order is determined by the following formula

assuming lead time and average usage do not fluctuate:

Reorder point = Lead Time X Average Usage2/™
The lead time is the time normally taken in receiving the
delivery of stock after the order has been placed.

The simplest system of stock control is the ™"two
bin" system or "reorder level system”. It involves
noting receipts and withdrawals iIn an inventory and
ordering replacements when stocks fall below a
a predetermined level. An alternative system known as
the "period review system”™ may be used where a series of
items are obtained from a single supplier and it is
desired to gain maximum quantity discount. This iInvolves
placing orders at regular intervals for quantities

calculated to bring the total stock upto some



predetermined level.

All withdrawals should be on the production of a
properly authorised requisition which should state
clearly the description of the material, the guantity
required and the work order number. A physical check
should be made of the items iIn stock at periodic
intervals in order to detect errors in the inventory
records. At the same time the stock should be examined
for obsolescence and deteroriation and if necessary

disposed of.

Performance Measures

A maintenance organisation should be able to
measure its performance and take corrective action to
improve on 1its performance. An organization that uses
both directly employed labour and outside contractors
should be able to compare the relative efficiency of the
two. Two suggestions of making such a comparison was
offered by a Department of Environment Working Party on
Direct Labour Organizations and a discussion document
on Direct Works Undertakings Accounting (Maintenance) by
the Chartered Institute of Public Finance and Accountancy.
Briefly the two suggestions are:

©O) The valuation of jobs on the basis of a

Schedule of Rates derived from competitive

quotations from private contractors. These
rates are used for pricing work carried out
by the direct labour force and the result

compared with the actual cost of resources

expended.



an The charging of jobs by a system of Target
Hours on the basis of a competitive cost per
hour derived from contractors* quotes in
terms of both time and price for a typical
job.

These two methods especially thé second one place
high technical demands on a maintenance organization in
terms of a comprehensive work study-based bonus scheme
and a costing machinery capable of expressing work done
in terms of the number of target hours or productive
standard hours. However, the two systems are very
important for a maintenance organization because they
enable the organization to know its efficiency. By
bringing direct labour into direct comparison with private
contractors the organization would know if its direct
labour is performing below the standard (set by
contractors) so that the necessary steps can be taken to
improve on their performance. The ministry has not done
any work study and it will not be possible for this study
to assess the efficiency of the ministry using any of the
two methods.

There are many other performance indices discussed
by Lee. However, this study will consider only three
of them namely; delay in executing work orders (backlog
of work accumulated upto the end of the period in
question), complaints from users, and consequential costs
resulting from In
considering delay in executing work orders attention will

be paid to the trend rather than the weekly figures.



Complaints from users will be obtained from the
correspondence files. However, some of these complaints
may be exaggerated and the study will therefore lay
emphasis on a survey conducted to determine user
satisfaction. Consequential costs resulting from the
organization®s policies will consist of extra costs

incurred due to the established procedures.

The Structure

The foregoing discussion is the organizational
(production) technology of a maintenance organization,
big or small. In a small organization there copld be
a simple structure with the maintenance manager at the
top with direct control over the operatives. The
maintenance manager may perform most of the middle level
activities (planning, estimating, programming etc) or he
may hire services for these activities. He is close to
the operatives (operating core) anq)there is room for
innovation.

However, in a large organization there is no direct
Iink_Petween the maintenance manager and the operatives.
The manager is linked with the operatives by a hierarchy
of positions-with the powers of each of the linkages
clearly defined. Such 1s the orggnization this study is
examining, MOWH&PP, Nairobi Province Which is charged
with the responsibility of maintaining more than 12,000
buildings with a replacement value of about K£49#>791>149
during 19&2/S3 financial year.2” The maintenance staff
(operatives, supervisors, management etc) stands at over

1,000.-*°> The province handles over 30,000 work orders



-5J9 -

31
annually.

It is also important to note that Nairobi province
is not an iIndependent entity but part and parcel of the
maintenance branch under the control of the ministry”s
head office. The ministry is also part of the central
government and as such its operations and structure must
be tailored to fit into the national system. By its
size and its larger envelope, the management must of
necessity rely on formalization of procedures so that it
can use .impersonal means of control. With formalization,
decision making can be pushed down to the Ilower, levels
without loss of control. The production technology of
maintenance has shown than there are areas of
specialization (planning, estimating, tendering and
-contract administration, bonussing etc) and this will
determine the degree of horizontal complexity.

The building stock maintained by the ministry keeps
on growing and as Daft puts it:

beaucracy becomes important as organizations grow
large and complex. 32

One factor to contend with s the external controls by the
ministry®s headquarters, Treasury and Controller and
Auditor General. Mintzberg says:

because external controls encourage

bureaucratization and centralization, this
configuration is often assumed by organizations that
are tightly controlled from the outside. That is why
government agencies*which are subject to many such
controls tend to be driven toward the machine
bureaucracy structure regardless of their other
conditions. 33

Machine bureaucracy has i1ts problems like dull and

repetitive work, alienated employees, obsession with control

massive size, and inadaptability. However, it is the -
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system that is suited to the organization that this study
is examining. The system also enhances a great sense of
harmony. With the five depots, the province should
ideally have a structure that is geographically
decentralized and since the work is carried out in the
depots, as much authority as necessary should also be
decentralized to enable faster decision making. Ibe
decentralized authority should be accompanied with
accountability so that officers become responsible for
their actions rather than hiding behind other officers
which is common with centralized systems. Figure 2.5
shows the structure that this study considers ideal for
the MOWH&PP Nairobi Province.

In our definition of “organization® it was noted
"that the activities of the organization are integrated to
achieve a common objective. In the above organization
chart are seen various departments falling under the
maintenance manager. Organizational success also depends
largely on the harmony among its parts and how the
activities of quantity surveyors,I planners , engineers
and administrators are coordinated in maintaining a
sound built environment with maximum economy. Although
the hierarchial coordination and administrative systems
could have been sufficient for this organization,much )
more could be achieved through the formation of a committee
that would convene from time to time to ensure that

harmony exists among the various departments of the

organization.



Note: Position 4 has got representatives in all the levels from 7 to operatives.
8-11 are similar to 7 and the downward hiearchy follows iIn the same manner.

Figure 2.5 Ideal organization structure for MOWH&PP, Nairobi province.
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Key to Figure 2.5

1. Maintenance Manager - overall in charge for the
organization and execution of all building
maintenance works.

2. General Administration - Pereone3l matters,
stationery, registry, transport and other
ancilliary services.

3. Surveyor (buildings) - Implementation of building
maintenance programmes.

4. Engineer (services) - Implementation of building
maintenance services.

5. Contracts and Tendering - Contracts administration.

6. Planning and Control - ldentifying the total!
workload, programming, monitoring and evaluating

]1their performance.

7-10. Depot Works Officers (Assistant Building
Surveyors or Assistant Engineers) - overall 1in
charge for the organization and execution of
building maintenance works in the depots.

12-14_. Supervisor (inspectors) - Allocating work to
operatives and supervising the execution.

15. Clerks, stores, transport.

16. Foreman - site supervision.
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CHAPTER THREE

ORGANIZATION OF MAINTENANCE WORICS
IN MOWH&PP, NAIROBI  PROVINCE

A CASE STUDY

Introduction

Upto the year 1960 the Ministry of Works was
composed of three major departments, namely, Roads,
Buildings and Mechanical & Transport. The ministry was
split leaving the buildings department in the ministry
of Works with the other two departments going to the
Ministry of Transport and Communications. The fact that
the buildings department was the only major unit
remaining In the ministry seemed to have sparked off the
creation of new departments out of units that previously
were sections within the department. The new departments
created were:

O) architectural,

(i) contracts and quantity surveying,

(111) electrical,

av) structural,

D) general administration, and

(vi) accounts.
A government reorganj zation later split The Ministry of
Housing and Urban Development with Housing moving
to the Ministry of Works as a department. After the 19%3
general elections, the department of Physical PJanning
also joined iIn so that now there is the Ministry of Works,

Housing and Physical Planning (MOWH&PP) .



Organization Structure

The building departments primary objective is to
provide client ministries with suitable accommodation.

It is responsible for rendering those services required
to obtain the clients accommodation requirements,
translate these into building designs and then carry out
the construction and subsequent maintenance of the
buildings. To carry out these responsibilities the
ministry has an organization structure as shown in
figure 3.1.

According to a recent advertisement in the local
press for the post of the Chief Architect, one of his
responsibilities was stated as maintenance of government
buildings. This, however, seems to contradict the set-up
since early 19%4 whereby the head of maintenance services
reports directly to the Permanent Secretary, meaning that
it is a department separate from architectural. In the
set-up where maintenance was falling under the control of
the Chief Architect, the maintenance section was headed
by Chief Superintending Architect (Recurrent). In the
present set-up, maintenance has been combined with the
housing section under the guidance of officer-in-charge
Maintenance and Housing (01/c M&H) who is a Building
Maintenance Surveyor. In itself, it iIs a move iIn the
right direction so that decisions on maintenance are
made .by those who have undergone training in building
maintenance management and therefore have an indepth
understanding of maintenance. This study has therefore

decided to use the structure depicting the present set-up.
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Figure 3 1 Winistry of Works Housing and Physical Planning

Organization Structure.

- Q-
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Figure 3.1

Permanent Secretary

Chief Architect

Chief Quantity Surveyor

Chief Electrical Engineer

Chief Structural Engineer

OX/c Maintenance and Housing

Chief Housing Officer

Maintenance Surveyors

Executive Officers

Provincial Maintenance Surveyors in the

eight provinces
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The alternative would be to shift the officer-in-charge
Maintenance and Housing to fall under the Chief Architect
as a Building Maintenance Surveyor. The shift is
possible because the officer-in-charge, Maintenance and
Housing is at present iIn job group "K" while the Chief
Architect is in job group "N thereby eliminating any
friction that would arise due to job group rankings.

The departmentation shown in figure 3.1 is then
transposed in all the eight provinces in the republic
with each province headed by a Provincial Works Officer
(PWO) so that in Nairobi we have a structure as shown in
figure 3.2. Immediately below the PWO there are fTive
departments namely development and minor improvements
under the Provincial Architect (PA), Contracts and
Quantity Surveying under the Provincial Quantity Surveyor
(PQS), Maintenance under the Provincial Maintenance
Surveyor (PMS), Electrical under Senior Superintendent
Electrical (SSE) and finally General Administration and
Accounts.

The province then branches out into five depots
which as from July, 19SO were realigned to follow the
government administrative boundaries. Table 3.1 shows
October, 19&2 building values broken down into the five
depots. Kenyatta National Hospital and Kenyatta
International Conference Centre depots were previously
under the jurisdiction of the PWO Nairobi but are now
semi-autonomous reporting directly to the Ministry
headquarters. The depots are headed by technicians

(inspectors or superintendents of buildings) except






Figure 3.2 Key

1. Provincial Works Officer

2. Provincial Architect

3. Senior Superintendent Electrical

4. Provincial Maintenance Surveyor

5. Central Administration/Accounts

6. Provincial Quan:ity Surveyor

7. Senior Superintendent Buildings
Maintenance Surveyors

9. Statistical Assistant

10. Divisional Supplies Officer

11-15. Depot Works Officers

16-19. Inspectors

20. Stores/Costing/Records

21-22_. Chargehands

23. Operatives



DEPOT

Park Road (Puinwani)

BUILDING VALUES (KE) PERCENTAGE

Machakos Road (Kibera)

Kahawa (Kasarani)

Kileleshwa (Dagoretti)

Embakasi (Makadara)

TOTAL

Table 3*1:

Building Values,

October,

1932.

53,919,320 36%
36,%$67,500 26%
30,273,955 20%
19,703,355 13%
3,131,103 5%
150,950,233 100%
Nairobi province



Kileleshwa which is headed by a maintenance surveyor.
They are all, however, designhated Depot Works Officers
(DWO). The building inspectors have undergone a
3-year diploma course at the Kenya Polytechnic
covering subjects in:

©O) building construction;

(an theory of structures;

(iin) land surveying;

(iv) administration;

) measurement of building works; and

(vi) building drawing.

An inspector may be promoted to senior inspector of
buildings, superintendent of buildings and finally
senior superintendent of buildings. Some of the
current iInspectors and superintendents of buildings
have not undergone the above mentioned training but
have risen from artizan grade three, through charge
hand to senior superintendents of buildings. The

basic training of this group of technicians 1is therefore
not suitable to proper administration and management of
maintenance works and in the absence of in-service
training, excellence would depend on individual
intuition.

The first two maintenance surveyors were employed
in the ministry in 1974- and were posted in the ministry”s
headquarters. The second lot of ten were employed the
following year and were posted iIn various provinces.
However, it was not until December, 1978 that a
maintenance surveyor was appointed in Nairobi to head the

maintenance section In the province.
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Previously the senior superintendent buildings (SSB)
was iIn charge of the unit with the maintenance surveyors
assisting him in dealing with correspondence, surveying
buildings for maintenance, programming and monitoring
maintenance activities. The iInspectors have been mainly
in the depots responsible for allocation and supervision
of maintenance work. After the taking over of the
maintenance unit by maintenance surveyors the senior
superintendents of buildings have been responsible mainly
for supervising the depots especially with regard to
contract works. They are overseers of inspectors who are
directly responsible for the supervision of these works.
The depots are divided into sub-depots. Some of the
sub-depots are established with offices like Langata
Earracks for Machakos Road, Community building for
Kileleshwa, Kenya Institute of Administration for Park
Road and Thika Road Police Station for Kahawa. However,
in some places they are just divisions for administrative
convenience so that inspectors who are in charge of these
areas are stationed iIn the main depots. Each inspector
is assisted in allocation and supervision of works 1in
their respective areas by charge-hands. Charge-hands
are artizans who have been promoted through grades three,
two and one. Artizans are assisted in the execution of
work by subordinate staff who are keen on learning the
various trades.

The depots also have support staff like storemen,

stores issuers, costing clerks and recording clerks.
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Storemen are responsible for ordering materials required
for building maintenance. Generally, they order materials
on instructions from the DWO or the inspectors. Materials
are issued to artizans on approval by the DWO. The depot
stores do not do any purchasing but only place their
orders to the Divisional Supplies Officer (DSO) who is
responsible for all materials purchases for the province.
The DSO 1is stationed at the provincial headquarters and
works under the PMS.

The central figure in bLiIding maintenance 1iIn
Nairobi Province is the PMS. He and the SSE provide the
link between the PWO and the depots. The PWO on the other
hand provides the link with the ministry headquarters
passing over policies down the ladder through the PMS and
SSE. The PMS is responsible for:™*"

a) Registration of government buildings.

(i) Preparation of Maintenance works programmes

(Five year programmes and annual works
programmes) .

(ii1) Implementing and monitoring the approved
annual works programmes and preparing
statistical returns to the Chief Building
Maintenance Surveyor (CBMS).

(iv) Maintenance staff matters including advising
the PWO on recruitments.

(Y)) Organizing transport, tools and plant.

(vi) Keeping abreast with technical developments

and arranging a provincial technical library

to acquire suitable literature.
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(vin) Providing technical advice to client
ministries.

(viii) Procurement and control of maintenance
stores in accordance with laid down
government procedures.

At the provincial level these responsibilities would
not seem to complete the systems approach circuit
discussed in chapter two. The advisory role is not
clearly spelt out here. However, a closer scrutiny will
show that this role 1is in the hands of the CBMS who will
interpret the statistical returns mentioned in (iil)
above and then advice the top management accordingly.

IT his advice is acceptable to the top management, he
will relay the new policy down the ladder. But the PMS
should i1n the process of implementing and monitoring
maintenance works analyse results achieved and advice

the CBMS or PWO accordingly. So the PMS responsibilities
are adequate as far as maintenance management 1is
concerned.

All the maintenance surveyors are holders of
bachelor of arts degrees in Land Economics from the
University of Nairobi. They join the ministry as
assistant maintenance surveyors and they are all
expected to undergo an in-service post-graduate degree
course 1in building maintenance management. Since
October, 195]. the maintenance unit in Nairobi province
has been under the management of a surveyor who has
undergone such a post-graduate training. He is assisted by

four to five assistant maintenance surveyors.
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The organization structures shown in figures 3.1
and 3.2 do not conform to the model structure set in
chapter two. The structures are not appropriate because
service departments like the contracts & quantities and
general administration are on the same level of authority
with implementing departments like architectural and
maintenance. Organization structure indicates the
pattern of authority within it. The authority structure
provides the basis for assigning tasks to the various
elements in the organization and for developing a control
mechanism to ensure that tasks are performed according to
plan.2 Harmony may be the key to success iIn organization
but authority over the service departments is essential.

The model in chapter two shows that there is a
-maintenance manager with a surveyor (buildings))and
engineer (services) below him. One would think that the
ministry structure approximates this with the PWO being
the maintenance manager and the PMS and SSE being the
surveyor and engineer respectively. However, this study
would like to reiterate that the post of the PWO is more
of an administrative one with the appointees since its
creation (1979) being an architect, technician,
maintenance surveyor, architect and now a quantity surveyor.
Except for the maintenance surveyor none of the PWO"s has
undergone any training in maintenancL management and have
had to learn the intricacies of maintenance iIn the office.
The tendency has therefore been to leave the actual
management of maintenance tasks to the PMS, the PWO just

conferring with the PMS when there 1is a sensitive Iissue.
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Whereas the PMS 1is given this central role in
maintenance tasks (planning, implementing diid
monitoring), this responsibility is not given with an
accompanying adequate authority that is necessary for
effective execution of these tasks. The PMS does not
have authority over the PQ3 who holds a key position in
the implementation process. The PQS is responsible for
preparation of the bills of quantities, tender documents
contract documents and payments. Infact after the PMS
has i1dentified the projects and carried out the surveys,
he may be cut off the progress of a project as did
happen in 1951. The PMS would in most cases be
handicapped because he would have to give such answers
as "l have played my part and 1 am still holding on for
the PQS to play his part".

The bulk of maintenance work is carried out by
outside contractors and It is iInevitable that the
maintenance manager should have authority over the
contracts and quantities department. The major cause
of the problem between the PQS and PMS offices can be
assumed to be that they are both on the same ievel of
authority and further that the PQS has either been on
the same job group with the PMS or higher. The
nature of work involved here does not need the high
expertise of a graduate quantity surLeyor. These works
can be adequately handled by quantity surveyor assistants

and this would help diffuse this consciousness on the

level of authority related to job groups.
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But even if the PMS has got institutionalised
authority within his department, it is still not yet
smooth sailing. Kast and Rosenzwig suggest that the
institutionalized right to influence behaviour may or
may not be effective depending on the consent of
organizational participants.”™ They go on to quote Simon
who suggests that the crux of the authority relationship
is that a subordinate "holds in abeyance™ his own
critical faculties for choosing between alternatives and
uses the receipt of a command as his basis for choice.

In Nairobi province, one of the PMS"s subordinates is an
SSB. The SSB 1is senior in the civil service being iIn job
group K" as opposed to the PMS who 1is in "J". All
maintenance surveyors including those employed in 1974
were placed in job group "J" and all except one are still
in that very job group. This therefore gives the SSB
latitude fcr dissent and this is not conducive to
effective and efficient running of the organization.

This dissent may be spread down the ladder especially
among the technicians who belong to his cadre. It would
therefore require the PMS to exercise his personal
qualities to create harmony iIn the system. However, it
is not an easy task taking into account that since the
first maintenance surveyors were emp’oyed the SSBs

have seen them as usurpers of their bowers and authority.

Harmony therefore hardly exists between the two.
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In co-ordinating maintenance works it is also
essential that the SSE should be to sene extent
answerable to the FMS. It is essential because in
drawing the maintenance works programme there are
aspects like electrical rewiring that should be followed
by painting. In the absence of this co-ordination it would
not be surprising to find Jogoo House being redecorated
while the electrical department has programmed it for
rewiring only six months after painting is due to be
completed. According to the organization structure this
kind of coordination should be provided by the P"\O.
However, taking into consideration, the training of the
previous PWO"s, it is possible that this coordination
could be completely lacking. It is therefore necessary
to rele.flve t'l0 PWO"s post to take over the burden off
the PMS because in Nairobi more than 80% of the work is
maintenance. Alternatively, the PMS could be elevated
so that the service and component departments fall under
him for effective planning and control of the overall
tasks.

Apart from the maintenance surveyors who have a
programme for post-graduate training in building
maintenance management, the technicians and the artizans
have no training programme at all. We have seen that the
training given to the technicians is geared towards
development works and as such they are not well suited
to handle the iIntricacies of building maintenance. This
is a major drawback and the absence of this essential

training is likely to affect the efficiency and
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effectiveness of the ministry»s maintenance department.
The Nailrobi province structure is therefore
deficient because of fTailure to recognize where the
weight of the tasks performed by the province lies. This
has led to failure to proviae the necessary authority to
correspond to this weight of tasks. The structure shows
geographical decentralization method of management.
It should therefore be expected that adequate authority
accompanies this decentralization as it is in the depots
that maintenance work is executed. Availability of
materials is a key factor in efficient execution of
maintenance works. But we have already seen that materials
are purchased centrally at the provincial headquarters.
This is already a pointer that the decentralization shown
«in figure 3.2 is not accompanied with commensurate

authority and responsibility.

Types of Maintenance 77orks

Building organization and operations manual
(BOOM) defines maintenance as work involving the
repair or restoration to the original or equivalent
condition of a fixed asset. There is emphasis that this
maintenance 1s carried out on permanent government owned
or rented buildings listed in the MOWH&PP buildings
register. The ministry has also introduced an element of
cost in its definition of maintenance. It Is stated that

whenever restorations or repairs involved would cause by

reason of iImproved materials, the total cost of building

repairs to exceed by more than 25% the cost of restoration
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to as-built condition with materials previously-
incorporated in t™: works or building then the work
shall be defined as development work and not maintenance/
Exceptions are permitted for those building repairs in
which 1t can be established that the higher standards of
replacements are attributable to a recognized code which
forbids the use of materials or methods formerly
acceptable.I

Like the definitions difcussed in chapter twc tnere
is recognition that standards keep changing and that
what may have been acceptable may be outdated with time.
The introduction of the 25% cost ceiling is purely a
control measure so that those who may require extra
high standards would have to meet these extra costs from
their development funds. Maintenance funds are voted to
the ministry and it it were to fund the extra high
standards then it would be eating deep into the
emaintenance funds which are always far from being
adequate. So although works costing more than 25% as
defined above may be termed development work, they are
maintenance works and the term development is just an
identifier of the source of funds (the client ministry).

For purposes of work planning and control there are
three types of maintenance which can be carried out on
permanent government buildings:

©O) major maintenance jobs;

(i) minor maintenance jobs;

(iii) maintenance of essential services.



Major maintenance jobs are defined as those items of
maintenance whose cost In each case exceeds K£2000.
Minor maintenance jobs are those items of maintenance
whose cost iIn each case does not exceed K£2000.
Maintenance of essential services includes the preventive
maintenance of lifts, boilers, ailr-conditioning,
refrigeration systems, electric pumDs, generators,
electronic equipment, Tfire prevention services, and
electrical testing equipment. It also includes
eradication of termites, the replacement of cookers,
and the topping of or removal of vegetation likely to
affect the stability of a building, emergency maintenance
work caused by burglary, Tfire, extremely inclement
weather etc.

In relating these types of maintenance to the
types discussed in chapter two, it will be seen that
major maintenance corresponds to planned maintenance,
much of it being planned corrective maintenance. Some
of the major maintenance jobs like reroofing and
electrical rewiring can be placed under planned preventive
maintenance depending on whether the ministry iIs aware of
the life span of these components. Minor maintenance
corresponds to the contingency ((unplanned) system where
the ministry waits lor complaints f:om occupants and
then executes the works. These are works identified and
executed within a financial year and this is why the

funds for this type of work is readily available with the

PWO.
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Essential services is just a distinction of convenience
otherwise it also falls within the two types described
above. However, much of the essential services Talls

more on planned preventive maintenance.

Major Maintenance Jobs

It is the PWO who identifies any potential major
maintenance jobs. Normally such jJobs are identified
in the financial year preceding the one iIn which the
work is to be done. The PWO instructs the DWOs to
submit lists of projects/buildings that are due for
major repairs and redecoration for the coming financial
year. The duties of the PMS state that he -should
prepare the maintenance works programme to ensure that
all the works are planned and phased within a period of
five years assuming funds will be available to eliminate
the backlog. The PMS should keep under constant review
the maintenance works programme so that they are kept
rolling forward on a five year basis. This kind of

programme should make obvious the buildings to be

included in the following financial year’s Annual
Maintenance Works Programme.(AMWP) .

However, there has never been in the province a
long-term programme from which the AMWP could be drawn.
The DWOs usually list buildings whose occupants have
raised complaints during the year. They also include
buildings which the depot iInspectors have noticed
during the course of their supervisory work. This
therefore means that only buildings that are reported by

occupants or users or those that accidentally come to the



attention of the maintenance staff have a chance of
being included in the AMWP. For the occupants who are
not bothered by the condition of their premises, such
premises may not be included in the AMWP for a long time,
several times beyond the five year long-term policy set
by the ministry.

The depots should forward the projects to the PWO
complete with the estimated cost of each item and project.
They may also identify the needy buildings and forward a
list to the PWO who may use the services of the provincial
headquarters based maintenance surveyors who will survey
the buildings and then provide their estimated costs.
The spending pattern of those costs and the priorities of
the respective jobs are entered iIn a Project Submission
Sheet (PSS-Appendix A). The PWC then submits the P53 in
triplicate to the headquarters. The estimated cost
should be used for control during the execution phase but
generally the figures are inflated iIn anticipation of
Treasury cuts and as such do not provide an effective
control measure. At times when tenders are iInvited the
lowest tender may even come to half the estimated cost.

The headquarters then vets the submission and if it
qualifies as a bona fide major maintenance job, PSS*s
are fTiled pending the compilation of the subsequent years
AMWP.  Boom does not explain how the vetting is done but
in practice it means that the headquarters should have a
record of when the last major repairs and redecoration
was carried out on each building and by cross-checking

should be able to identify which buildings are due.
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The headquarters should also have the long-term
programmes for every province to help in this vetting
exercise. The ministry does not have these long-term
programmes meaning that the total workload has not been
identified and as such has not been able to spread out
its maintenance expenditure over the years. The actual
funds required will therefore depend on-what the province
identifies and not what work should actually be carried
out.

Upon receipt of all the PSS"s for all the provinces
the maintenance department headquarters shall draft the
AMWP using the iIndex shown in Appendix B. When the draft
of the AMWP has been completed a tabulation of the jobs
on the programme is made showing the total funds required.
This tabulation is submitted to the Treasury as part of
explanatory notes for the Draft Recurrent Estimates for
the subsequent financial year. The Treasury reviews the
submission and approves the total funds requested with or
without revision. In the event that less funds are
approved than were requested, the lower priority jobs on
the programme will be postponed accordingly. Once the
estimates have been published it is possible to determine
if any jobs included iIn the draft programme need to be
deferred.

Deferment of lower priority jobs has been
inevitable due to underfunding. The extent of underfunding
will be shown in chapter five. Considering that the AMWP
prepared does not exhaustively cover all the necessary

works iIn a given year the provision of less funds than
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requested from the Treasury means a greater backlog.
However, the adequacy of funds is not the major concern
of this study. The concern here is to find out how

well the ministry’s Nairobi Province utilizes the little
funds that has been provided for its use. Whereas it

is necessary to provide adequate funds if effectiveness
is to be achieved, i1t would be a misdirection of
resources if funds issued cannot be used efficiently to

achieve effectiveness.

Minor Maintenance Jobs

It is the PWO who identifies minor maintenance jobs
with the assistance of the occupiers. These may be
identified by the occupant sending iIn a request for
.repairs to the PWO or the maintenance staff may during
the course of their duties notice a defect which is then
processed through the work order system as will be
discussed later. Minor maintenance works do not form
part of the AMWP but are identified and carried out at
the discretion of the PWO during the course of the year
provided the necessary funds are available. Such funds
are allocated to the PWO half-yearly by the ministry’s
chief accountant on the advice of the CBMS. The total
amount of funds requested from the Treasury Iis
determined by the headquarters maintenance department on
an analysis of current levels of expenditure and an
assessment of the quantity of work outlined iIn PWOs

maintenance inspection reports.
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Maintenance of Essential Services

The Senior Inspector Mechanical (SIM) *eeps a
register indicating what equipments and plants they
maintain. The register indicates where they are located.
Under SIM is an iInspectorate team made up of artizans and
mechanical inspectors who inspect the equipments and
plants every three months. An inspection chart
(Appendix C) for each type of plant has been designed
listing all its components. As the plants are inspected
comments are noted down on the remarks column against
each component. The comments state the condition of the
component and whether i1t is due for iImmediate replacement
cr if replacement is due iIn two weeks, three v/eeks etc.
The inspectorate team is also equipped with tools so that
they may attend to some minor repairs.

On receiving the chart back from the inspection team
the SIM will appraise the remarks. IT the repairs to be
carried out would seem to make the plant or equipment
uneconomical (say more than half its cost) he would
inform the client ministry accordingly and request that
the client provides funds for its replacement. It
however, it Is not uneconomic to continue repairing, the
details will be passed over to the maintenance team to
do the needful. i

jm

On July one of each financial year the CEE
authorizes the Chief accountant to issue one half of the
total allocation of funds to the PWO for each essential
service being maintained by departmental labour. The

exercise iIs repeated on January one of each financial
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year. IT a repair costs under £250 the PWO shall
authorise the work to be carried out as a minor
maintenance job and charge the cost of the work to the
appropriate minor maintenance works account. IT a repair
costs more than £250 but less than £2000 the PWO shall
authorize the work to be carried out as a minor
maintenance job upon receipt of an Authority to incur
Expenditure (AlE-Appendix D) for the funds required.

He must therefore apply for the funds from the CEE who
will arrange to issue a supplementary AIE from the
reserve of fund for repairs to essential services held
in headquarters. In cases of extreme urgency the
requests can be made to headquarters by telex to the

CEE after the PWO has given instructions for the work to
commence.

IT a repair costs more than £2000 the PWO must
request that the jobs be added to the AMWP for the
province by submitting a completed PSS to the CEE. He
suggests which other item on the works programme can be
deferred to provide the necessary funds. The PWO also
requests the necessary funds by submitting an Application
for Funds Forms (AFF - Appendix E) to the CEE through
the CQS. Generally the jobs to be deferred to give way
for such urgent ones are low priority jobs as shown in
the PSS priority column. Such are jobs whose
postponement for a few months would not adversely
affect the plant in question. The PWO may have to use
minor maintenance funds to attend to some components in

the plant during the postponement period.
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Cne of the firsts practical steps for any person
setting up a planned maintenance organization is to
make a general appraisal of the whole situation,
surveying the task iIn hand and the available resources.
A tentative approach is then worked out so that the
fundamental principles can be applied in the method and
manner best suited to the circumstances.”™ The mechanical
section seems to have had a grasp of this but the same
cannot be said of the building maintenance section
because without the long-term programmes then they have
no appraisal of the whole situation. They cannot
therefore relate the work at hand with the resources
available and to be able to forecast their future
resource requirements. Furthermore planned inspections
should be a must for service tenancies because tenants withoi
personal sense of pride and care will not care how
badly property deteroriates. This can be worse where
surcharge is not levied strictly. Surcharge should be
levied as stipulated in the civil service code but it is
rarely levied.

The absence of planned maintenance will therefore
reflect ineffective use of resources. The advantages
of planned maintenance like improved budgetary control
will be absent. The study has stated earlier in this
chapter that the AMWPs generally fall short of what is
required of them i.e they fail to identify work that 1is
actually due and that the estimates are at times over

inflated in expectation of Treasury underfunding.
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But this is a budget that should reflect the

management plan of action for the next one year. IT the
Treasury provides less funds than required this should
be documented and recorded so that the extent of
underfunding can be reflected throughout the long-term
period. The ministry 1is also not likely to have a
good stock control system because without planned
maintenance the decisions on the quantities of materials
to be ordered are likely to be arbitrary. Other
decisions and forecasts are also likely to be inaccurate
and unrealistic.

BOOM is silent about standards. The study did not
find any conscious setting of standards by the ministry.
The ministry operates a contingency system
whereby there is heavy reliance on occupants to report
nearly all defects. This contingency system therefore
means that many defects are likely to be in the
properties especially those whose occupants are not

sensitive to the condition of the premises. The

incoming work will also be irregular thus making it

difficult to plan and i1f consciousness to plan is
non-existent among the management then the backlog will
continue to build as time goes by. The lack of set
standards either by way of regular inspections to
determine if the condition of the building has fallen
below requirement or regular executions (replacement

or repair) based on predictable component Tfailures shows
lack of direction on the part of the maintenance

department. The management does not set periodic
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targets at which to aim and through the control
mechanism readjust the working system to achieve the set
standards. It is therefore likely that efficiency Iis
lacking because there is no consciousness to achieve it
and if the data to be displayed in chapter five show
efficiency it would be purely an accidental achievement.
Other than the defective and 'prepared for the sake
of it" AMWPs there was no evidence of short-term
programmes that would assisﬁ the management in the
execution phase. Contract and direct labour jobs are
not allocated to the particular times of the year when
they are expected to be executed. Although it could be
argued that the long head office procedures thnngh which
the tender documents go might mitigate against t;e
realistic programming of such work, it can on the other
hand be countered that through time observation of
records the provincial management can emphatically raise
an objection to these unnecessary procedures by showing
how these procedures contribute to their failure to
execute works as programmed. Lack of short-term
programmes for direct labour is also likely to result
into poor inventory management, high labour-on-cost due
to the likely gaps®™ in between jobs. Mo major maintenance
jobs have been programmed for the direct labour force
since 1979 thereby [limiting the direct labour to
day-to-day maintenance works. This is also not
consciously done for as has already been discussed, there

are advantages of using direct labour in some jobs, not

necessarily minor maintenance works.



Integration

As with the whole civil service integration is
achieved through formal procedures designed to carry out
much of the routine work. There 1iIs extensive use of
internal memos and letters. The memos and letters 1in
files with routing slips arc centrally controlled by the
registry under an office superintenlent. All letters
from within and without the province are all routed to the
registry where they are slipped into a folder and then
forwarded to the PWO. The PWO then reads all the letters
and annotates on the letter the relevant head of section
to deal with the letter. The letters are then returned
to the registry and each letter is now filed in its
relevant file (e.g. House number Higher Grade 1-HGI or
Middle Grade 20 - MG 20 etc). The registry clerks then
enter on the record sheet or routing slip the date and
head of section to whom the PWO annotated the letter.
The file is then placed in the pigeon hole for the head
of department awaiting a messenger from the department
to pick It up.

When the head of department, say the PMS receives
the fTile he will delegate the responsibility of dealing
with the issue raised in the letter to an assistant
maintenance surveyor. Each surveyor covers at least
one depot so that all maintenance issues relating to
a particular depot are chanelled to the surveyor in
charge of that depot although they are stationed at the
provincial headquarters. The surveyor then passes over

the issue to the DWO in writing. The DMO (each depot
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has got i1ts own filing system) will then mark the letter
to the inspector iIn charge of the area in question.
Finally the inspector will organize the execution of the
work. If it is a policy issue from the head office it
will be communicated through the same procedure. The
routing slips have got a "bring-up date" column so that

if say a maintenance surveyor wants to follow up a
complaint, he will specify on the column the date on which
he wants the file back.

The process described above is too long for
maintenance work because some repairs become more
expensive the longer they stay unattended to. A letter
posted in Nairobi may take more than thirty days before
its contents are fTinally communicated to the inspector
mho is responsible for organizing the execution of the
work complained of. A depot like Machakos Road is
located within the same compound with the provincial
headquarters with the maintenance surveyor drafting
the letter to the DWO just about ten metres away and yet
such a letter would take even seven days to reach the
depot. The motive behind such a procedure is to have
everything iIn record. However, this study feels that
it would be time saving if a maintenance surveyor would
walk the ten metres to the depot to have the complaint
recorded in the work instruction book, take down the
work instruction number and then follow up with a letter
Requesting feedback. The slow movement of letters is
further aggravated by the fact that some files cater for

certain areas and not individual properties (e.g.- Rented
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Houses in Kileleshwa Area). In October, 19#2 there v,ere
nearly three hundred rented houses iIn Kileleshwa area.
Obviously the number of complaints must be numerous.
Such files therefore become "high motion” files so that
the rate at which letters come in is higher than the rate
at which they are dealt with. In practice, such a Tile
will be marked to an officer but before he is able to
deal with it, it is recalled to the registry or rerouted
to another officer altogether. At the same time the
registry personnel pay very little attention to the
“"bring-up date”™ column so that reliance on it by the
officers is greatly misleading.

The stable organization can rely upon the
hierarchical structure and established procedures to
ensure cordination. But it has been seen that the
administrative system for Nairobi Province is slow in
transmitting information down and up the hierarchy
thereby having a poor vertical linkage. The
departmentation is such that i1t would not require a
fullﬁgime integrator for horizontal integration. Memos,
reports and direct contact between heads of departments
would suffice. Reports i1f any are filed and routed to
all departmental heads. Established procedures as a
means of ensuring coordination may also be abused by
neurocrats as was evidenced in 19%1 when the PQS of the
time, decided to call tenders, instruct contractors to go
to site, release payments to contractors all without the

“"project managers™ (PMS) knowledge.
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The PMS 1is the implementor and controller of all
buildings maintenance projects and the Departmental
Expenditure Authority (DEA) holder and should be
knowledgeable about the progress of every job and must
be a signatory to all payment vouchers for such projects.
Such actions by the PQS only fuels the already existing
confused state of affairs. It is understood that the
PWO did not step in effectively to correct the situation
and this violation of procedures continued for sometime
thereby disrupting the PMS'sIrecords. The PMS on the
other hand decided not to forward any new works to the
PQS thus causing the work to suffer.

Regularity of heads of department meetings as a
way of integration and control has depended on the
Yarious PWOs. The first PWO for example held only two
meetings during his tenure of more than a year. The
subsequent PWOs held more meetings but they have all
been lacking in positiveness. The same issues tend to
be the centre of discussions iIn these meetings without
any evaluation being done on the success or fTailure of
the previous meetings* resolutions. The issues that
keep recurring are transport, purchasing of materials,
supervision of maintenance works, staff requirements and
discipline.

It is finally observed that the organization
structure for the ministry*s Nairobi Province is
defective so that the central position In maintenance
does not have institutionalized authority over service

departments. It also does not lend itself to a smooth
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union between component departments of electrical and
buildings. There is therefore no team work so that each
department seems to operate independently without the
much needed coordination and the setting of common goals

at which the whole provincial team would aim. Lack of
planned maintenance would mean that the system the
ministry is operating is a contingency one and as such it
is likely that the resources will be used ineffectively.
The absence of consciously set standards indicates that
there 1i1s no control mechanis% within the system and that

there is no desire to assess if their performance at any

given time is efficient and effective.



- 9

_ FOOTNOTES I I

1. Republic of Kenya, Ministry of Works, Housing
and Physical planning, Standard Appointment Letter for
Maintenance Surveyors.

2. F. E. Katz and J.E. Rosenzwig, Organization
and Management, A Systems Approach (New York: McGraw-Hill
Inc., 1970), p. 173.

3. F.E. Katz and J.E. Rosenzwig, Organization and
Management, A Systems Approach, p. 319.

4. Republic of Kenya, Ministry of Works, Housing
and physical Planning, Building Organization and
Operations Manual, (Nairobi, 1970), Chapter 9 section 1.

5. Republic of Kenya, Ministry of Works, Housing
and physical planning, Building Organization and
Operations Manual, Chapter 9 section 2.

6. R.H. Clifton, Principles of Planaed Maintenance
(n_.p.: Edward Arnold publishers Ltd., 1970 » PP 12-13.

7. Katz and Rosenzwig, Organization and Management
A Systems Approach, p. 188.

8. Republic of Kenya, Ministry of Wcrks, Housing
and Physical Flanuing, File Number DG. 10, (Nairobi,
1981).



CHAPTER FOUR

EXECUTION OF MAINTENANCE V."ORKS
IN MOWHScPP, NAIROBI PROVINCE

A CASE STUDY

Introduction

After the construction of the building and the
contractor has been issued with a Certificate of Making
Good Defects, the project architect forwards to the PWO
the details required for the Building Register (Appendix
F). The statistical assistant in charge of the Buildings
Register unit then registers the building. The building
at this stage has been handed over to the maintenance
department and maintenance works may now begin.
Maintenance works whether major, minor or essential
services are carried out by directly employed labour or

contract labour.

By Contract Labour

MOY.U&PP maintains a register of approved contractors.
The register contains a list of all contracting firms
authorised by the ministry to carry out the construction
or maintenance of government buildings. The register 1is
maintained to ensure that only competent contractors are
engaged to carry out construction or maintenance of
government buildings. Any contractor who wishes to
undertake work for the ministry may apply for registration
as a MOiYH&PP contractor. A firm wishing to be so
registered must complete an application in the form set

out 1in Appendix G and submit it to the Permanent Secretary
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for Works through the relevant Provincial Works Officer
(PWO). The contractors will then be classified by work
type, complexity of work, province, value and status.

A firm may be upgraded or downgraded from one
category to another or struck off the register if it
ceases to fulfill the conditions of registration or if it
proves unsatisfactory iIn its contract relations or
otherwise forfeits confidence. A confidential report and
any other reports on a contractor should be submitted to
the Chief Quantity Surveyor (CQS) who shall be responsible
in conjunction with the other members of the registration
committee for reviewing the reports for upgrading, down
grading or cancelling the registration of a firm.

There is a lot of information required in the
application which apparently do not seem to count in as
far as qualification for registration iIs concerned.

What has been seen to be the requirement that counts is
the works that a contractor has carried out in the last
five years. Many building works are carried out
without documentation and there is nothing that would
stop an aspiring MOWH&PP contractor to take whoever is
inspecting these works to a friend or relative®s house
and say that he painted that house a couple of years
ago. This has led to every Tom, Dick and Harry who has
learnt that trick to get to be an MOWH&PP approved
contractor. Not much attention is paid to other
requirements like whether a contractor is or not
registered with the National Construction Corporation

(NCC) which is responsible for among other things the
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training of African contractors.

A good percentage of the contractors are part-
timers who engage in the business as an extra source of
income.1 . They are not committed to the sub-industry
and will”sit on the fence” during the lean periods.

This is a big blow to the sub-industry as it shows lack
of togetherness among the contractors. The Kenya
Association of African Contractors is supposed to create
this unity but the ministry has not played a positive
role by insisting that contractors join the body. A
strong association would benefit the ministry in that the
mass underpricing of tenders could be cut down because
the contractors that suffer as a result of this
undercutting would table such an issue for discussion by
the association. This may prompt the association to
organize 1iIn conjunction with NCC and the ministry some
courses or seminars for the contractors; the courses

and seminars would enhance their understanding of
contracting business and hence their productivity. At
present their productivity is likely to be low due to
their ignorance of the trade and lack of positive unity.
So apart from laying emphasis on what works a contractor
has done in the past five years, more attention should
be laid on the contractors® ability to understand the
basics of contracting and more so iIn bidding and project
management. For the purposes of this study these

should be the basic requirements for a good contractor.
The Tfinancial status of a contractor, equipment and

transport owned are also important but should not be
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overemphasized. Although they are an added advantage
they should only be considered when selecting contractors
for particular jobs because iInterim payments and
guaranteeing payments to merchants who supply contractors
with materials can always see a well organized contractor

with liutle finances through a modest job*

Tendering and Acceptance

At the beginning of a new financial year the
Provincial Maintenance Surveyor (PMS) picks on a few
jobs on the AM77P (jobs deferred from the previous year
or the first priority jobs in the new year) and sends out
the assistant maintenance surveyors working under him to
survey the buildings that constitute the projects in
question. The maintenance surveyors then prepare the
necessary specifications which are then forwarded to the
Provincial Quantity Surveyor (PQS) who together with his
staff prepares the tender documents. According to BOOM
(chapter six section 14) the PQS suggests a tender list
from the register of contractors. The contractors are
selected on the basis of cost, complexity and location
of work. Normally the list contains at least 12 names.
The list is submitted to the RP/0 for his approval.
After approval, tenders are posted or collected by
contractors from the contracts office. A locked tender
box in which tenderers must place their tenders not
later than the time and date stated in the invitation to

tender is fixed iIn a prominent place in the contracts

office



After opening, tenders are examined to ensure that
the prices are reasonable and that the documents do not
contain serious errors or omissions which are likely to
render a contract if entered iInto open to failure.
Tenders are examined by the PQS cr his assistants
using the rates prepared by the ministry"s cost planning
unit. The general practice iIs that if the lowest is
found to be too low the PWO will write to the contractor
asking him to withdraw or confirm that he stands by hi3
tender fTigure. IT the contractor confirms that he will
stand by his tender figure, the offer will be accepted.

As Lee puts it, the submission of the lowest tender
does not automatically indicate that the contractor
submitting that tender is the most efficient of those
tendering. A low tender may be the result of iInaccurate
estimating or of a shortage of work in the locality or it
may be set deliberately low with the intention of cutting
down the quality of workmanship.p The ministry seems to
to recognize this yet it boldly allows contractors whose
tenders they know are faulty to take site. This not only
makes the administration of such contracts difficult but
more expensive too.

On works less than £5000 the TVS should prepare a
covering Tender Report (Appendix H) which 1is then
submitted to the P770 together with the Schedule of
Tenders Received for his approval. For v/orks over £5000

the PMS should prepare the Tender Report for the PWO"s

signature.
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It is then forwarded to the Officer-in-charge Maintenance
and Housing (oVc ™ h) with the Schedule of Tenders
Received. A copy of the foregoing is also sent to the
CQS together with the tender documents and an Application

for Funds. (AFF)

Negotiated Contracts

A negotiated contract is one for which the contract
amount is determined by a ptocess of negotiation with a
contractor rather than through a process of competitive
tendering by a number of contractors. Negotiating
contracts is one method by which the government 1is
endevouring to create an African-based construction
industry in Kenya. A contract may be negotiated directly
-.with an African contractor. However, the Chief Secretary
in 19S1 felt that negotiated contracts have served
their purpose and should be discontinued.”™ Any
negotiations thereafter must be approved by the Treasury
except for jobs less than Kshs. 10,000/-.

Negotiations should not have been seen only as an
instrument for building an African-based construction
industry. Rather, its advantages should be appreciated
and exploited appropriately. Negotiation "permits a
greater involvement of the contractor during the design
process and perhaps speedier completion and better
quality work.""” Indeed negotiations have been nainly
for repair and redeccration works for rented buildings
whose leases have expired and must be handed over to

the landlords by a given date.
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Many of such works cost more than Kshs. 10,000/- and
reference to the Treasury would defeat the purpose of
beating the deadlines set. Most landlords are very
particular about the quality of workmanship and with the
policy of accepting even faulty tenders such works are
bound to drag as the contractor strives to make profits
by giving low quality workmanship rr scouting for extra
works on items that would boost his profits.

Negotiations with African contractors for jobs
costing less than £5000 are carried out by the PWO. Jobs
costing more than £5000 are negotiated at the head office
by Negotiated Contracts Officer (NCO) even if it
originates from the PWO. For both cases the PWO must
seek authority from the PS through the cl/c M& to
negotiate the job iIn question with an African Contractor.
The PWO states the reasons why the job should be
negotiated rather than being tendered. The reasons
usually given are urgency and the quality or workmanship
required. The PWO lists three African contractors and
recommends one of them stating why he should be most
suited to the job.

Once authority has been granted to the PWO, the PQS
in conjunction with the selected contractor determine the
tender amount based on standard rates prepared by the
cost planning unit. Where the job costs more than £5000
the PQS will only prepare the Bill of Quantities and
forward i1t to the NCO who will in conjunction with the

contractor determine the tender amount. A Tender Report
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and an AFF are then fTilled and submitted to the oi/e M&H
through the CQS. The PWO authorises the acceptance of
all tenders worth less than £5000. All tenders worth
more than £5000 are authorised by the Permanent Secretary.

An AFF i1s a document which describes in detail the
exact financial requirements for one cr more items in the
AMWP.  An AFF is prepared as soon a3 the exact amount,
of money (over £2000) required to carry out the work has
been determined by the appropriate contractual procedure.
Upon receipt of a verified AFF from the CQS, the o"Vo M&H
requests the Chief Accountant to issue an AIE (Appendix D)
to the PWO for the job. An AIE is a standard form which
authorizes the vote holder to spend the funds. The vote
holder 1is the person who will control the expenditure on
the job concerned. The vote holder is usually identified
on the AIE and it is usually the PWO fer maintenance
jobs. The chief accountant issues an AIE bearing an
account number of the following type:

(0)-409-XXX-254 (V) Z

where XXX 1is assigned serially and identifies the job,
(V) i1s a check digit and Z is the alphabet character
identifying the AIE.

This maze of procedures can be summarized as
follows:

) all jobs costing less than £2000 can be

accepted by the PWO without being referred

to the head office;
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(i) all jobs costing more than £2000 but less
than £5000 must be processed tnrough the
CQS’s office and forwarded to the ox/c M&H
for funding before being brought back to the
PWO for acceptance and supervision;

all jobs costing more than £5000 must be

~
-
-
-
O

processed through the CQS*s office and
forwarded to the ox/c M&H for funding and
then to the permanent secretary for
acceptance and then back to the PWO fcr
supervision.

Although rules and procedures are mechanisms through
which maragers coordinate and control the entire system
it should on the other hand be borne iIn mind that these
mechanisms should not be too long so as to water down
efficiency and effectiveness. Bampton” states that lines
of communication in a maintenance organization should be
short and effective. When we talk of documents being
processed through the CQS"s office, they do not pass through
one officer but several officers before going through
several officers again in the ox/c M&H"s office. This
has resulted into the duration between the date of
submitting tenders and. commencement of work to be
uncertain hence making it difficult for the provincial
management to plan for the execution phase. A random
sample of 13 jobs in 3933/84 showed that this duration
varies between 15 days to 163 days, with the average

coming to 49 days. Ideally this duration should be

14 days.
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The rules and procedures displayed here also mean
that when there is a breakdown in the chain i1t would
not be uncommon for officers to start "passing the buck"
to fellow officers. It therefore becomes difficult to
pinpoint the exact area of weakness in an attempt to
make good the deficiencies in the system. Generally
if there is a delay in executing a job the blame would
go down to the PWO who 1is responsible for the
implementation of the project and yet the PWO does not
have control for the most part of the processing of the
project. The head office and more so the CQS"s office
is far away from the occupants and have no feeling of
urgency fTor any of the jebs.

Probably the o0l1/c M&HTs office may have a feeling
of urgency because fTailures of the maintenance team
would fall on i1t. But even they do net have authority
over the CQS’s office and if they cannot use diplomacy
to hasten the processing of the documents then they would
have to wait for the documents to take their "natural”
course in the CQS’s offices before they can finally
request the chief accountant to issue funds to the PWO.
Further, the weaknesses in vertical integration
potrayed in the PWO’s office is also common in the head
office and as one senior officer iIn the architectural
department on the twelfth floor once said, "letters from
this floor at their best travel at the rate of cne floor
a day." What of the common happenings of documents
getting lost or misplaced? This, maze of procedures

therefore results into nothing but unwarranted delays
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thus resulting intc losses that may be directly related

to them.
i
Contract Procedures
t

Contract documents retained by the PWO (original)
or by the CQS for jobs costing more than £5000 and the
contractors record copy contain the following:

) Articles of agreement signed by both parties.

(i) Conditions of contract appropriate to the

work being carried out i.e. with or without
bills of quantities or for minor works.

(ii1) Priced bills of quantities or a specification

signed by both parties.

(iv) Surety Bond signhed by the surety (for

contracts over £5000 only).

w) The form of tender submitted by the

contractor, and

(vi) A copy of the letter of acceptance signed by

the PWO or the permanent secretary.
The departmental representative’s (usually the PWO) copy
of the contract documents contains only the bill of
quantities or specification, the articles of agreement and
the conditions of contract. Contract documents for all
jobs over £5000 are prepared by the Contracts Documents
Office (CDO) in the head office. For jobs costing less
than £5000 the contracts documents are prepared by the
PQS. Again here there is nothing technically more
involving to warrant contracts of over £5000 being

prepared in the head office instead of the province.



111

Copies of the acceptance letter and the bill of
quantities or specification are filed In a project fTile
which is then marked to the PMS. The PMS informs the
DWO under whose jurisdiction the job falls to hand over
site and supervise the works as necessary. This
information is also relayed to the SSB who is responsible
for coordinating supervision. The DWO may delegate the
responsibility of handing over site and supervision to a
building, electrical or mechanical inspector depending
on the type of job.

Doom states the supervisor’s (inspector’s)
responsibilities as follows:

) Site organization and management

(@) Ensuring that the contractor has got a
competent foreman on site.

(i) Contract documentation

(@) checking all copies of MOW General
Specification, any bills of quantities
and/or particular specification are on
site and that adequate arrangements are
made for their Ffiling and protection.

(b) Study the contract documents and report
any apparent errors, omissions,
discrepancies and ambiguities to the DR.

(c) Keep accurate records of all provisional

items.
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(i) Quality of Workmanship and materials.

(@) Examine all workmanship and materials

(b) Draw the contractors attention to any
shortcomings and i1f he does not rectify
them, report the matter to the ER.

(av) Site iInstructions.

(&) Prepare and sign site instructions
covering variations iIn the work or
specific iInstructions to the contractor.
Site iInstructions (Appendix 1) must be
countersigned by the DR before being
issued to the contractor.

(b) Where a site instruction will give rise
to a change in the cost of the works,
an estimate of this change must be made
and recorded on the QS"s copy of the
site iInstruction before the DRrs approval
to issue the same is requested.

(o) All site instructions involving a
variation in the cost or duration of a
contract shall be covered immediately by
a Variation Order (VO - Appendix J)
which is the only document which officially
varies the terms oﬁ a contract.

The MOWH&PP administration feels that site instructions
have been misused by the supervisors. This led to a
directive from the head office that financial variations
must be approved by the permanent secretary. The directive

has however been interpreted differently.
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The ministry largely uses lump sum contracts with
provisional sums for works not foreseen during the
surveys. Some officers hold that so long as the extra
works car. be covered by the provisional sums then there
is no authority required from the permanent secretary
while others hold that even such extras must be approved
by the permanent secretary. Other than the fact that no
survey can be IQOfc perfect, a building*s condition
continues to deteriorate and with the maze of procedures
before a contractor finally takes site there must be
some new defects. Referring these extra defects to the
head office would only help to frustrate these projects
as some of the extra defects may require that they be
done before some of the original works are dene.

But even before this directive, the extra works
procedures were frustrating. Going back to the deficient
vertical integration a site instruction originates from
the supervisor to the DWO. After the EWO has vetted the
site instruction he forwards it to the PMS who may ask
the maintenance surveyor who carried out the original
survey (if It is suspicious) to go to site and confirm
the defects are really extra. From the PMS it is
forwarded to the PQS for pricing. IT no extra funds are
required the PWO will sign i1t before i1t iIs released to
the contractor. If extra funds are required then the
PMS must apply for the extra funds from the 01/0 M&H,
through the CQS. The site instruction will not be

released until the extra funds are received by the PWO.



We have seen how long the route to issue of funds Iis.
It is frustrating especially i1If a contractor has
finished all the other work or the extra has to be done
before the other works and has to hold on site for the
site instructions.

The supervisor is expected to keep a site diary and
to submit site weekly reports (Appendix K) to the FMS
which will help the PMS evaluate the progress of the job.
Incase a contractor requires an interim payment the site
weekly report may be used to estimate the payment due.
However, the practice is that a quantity surveyor
assesses the exact amount of work done on which the
payment will be based. When the supervisor is finally
satisfied that the contractor has executed all the
specified work, he prepares the practical completion
certificate (Appendix L) which will be countersigned by
the DR before the final payment can be prepared.

Most contractors depend on materials whose payment
is guaranteed by the ministry. They also depend on
interim payments to progressively help them complete
the jobs. It is therefore important that this study
describes the processes through which the payment
undergoes. The quantity surveyor responsible for the
job prepares a statement for payment on account (Form
MOW 121 - Appendix M) and a summary of the statement
(Form 123 “ Appendix N). The rest of the procedures
are as follows:

) The contractor signs the form MOW 123

(n) The PQS prepares and signs a payment voucher

(Form FO 20 - Appendix 0).
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The PMS signs the form FO 20 only and
records the payment on the Frogress Sheet
(Appendix P) again giving him an opportunity

to evaluate the progress of the job. IT the

PMS is not satisfied with the progress of

the job he may instruct the PQS to prepare

a letter for the PWO*s signature giving the

contractor seven days notice to show progress

on the job.

The documents are then passed to the

Divisional Accountant who notes the liability
in the appropriate ledger.

The documents are sent to the PWO who signs

form MOW 123 and FO 20.

They are returned to the Divisional

Accountant who notes the expenditure on the
ledger.

The documents are then passed to the PQS*s

office where details are entered iIn the

contracts register before they are returned
to the Divisional Accountant for dispatch to
the headquarters.

The payment vouchers will again go through
many other processes in the head office
contracts & quantities and accounts
departments. A contractor may collect his

cheque from the cash office or i1t could be

posted to him.



A 5# retention money 1is held and may be released after
six months after a Certificate of Making Good Defects
(Appendix Q) has been 1issued.

All payment vouchers for all contracts
administered by the PWO*s office Nairobi are paid
through the head office and must go through all these
processes irrespective of the size of the payment.

We again see that the amount of control here is excessive.
The ministry has given the contractor the advantage of
this "revolving fund” to as;ist him complete the job but
dilutes i1t by a lengthy process so that the contractor
may have to spend more time and money than necessary
chasing interim payments to enable him complete the work
within the given time. In the end it is the work that
suffers due to delayed executions.

Liquidated and ascertained damages are applied to the
contractor as a result of his having failed to complete
the works by the set completion date. This is specified
in clause 25 of contract conditions (Appendix R).

The damages are calculated as being equal to the
liquidated damages sum specified in the contract for the
period during which the w"crks remain incomplete, that 1is
the time between the contract completion date and date of
practical completion. Damages for non-ccmpletion can
only be applied after due notice in writing has been
given to the contractci before the contract completion

date has passed. Damages may be deducted from either

an interim payment or a final payment.
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This clause however is not effectively used by the

the ministry to discipline the contractors. Not a
single contractor has paid any damages despite their
overstaying on site. They have known how to go round
this clause by requesting for extension of time ar.d
giving reasons that are attributed to the ministry*s
inefficiency like late payments and extra works. The
strength of this clause has therefore been greatly
diluted so that it is even meaningless to specify the

liquidated damages sum in the contract.

Determination of Contract

The conditions under which the employment of a
contractor can be determined are defined iIn clause 27 of
the MOW Contract Agreement. These are brcadly default,
bankruptcy cf a contractor and wrongful assignment. Boom
at chapter B section 9 states the contractual actions that
may be taken in the eventcft any of the three conditions
being breached. In cases where the permanent secretary
signs the letter cf acceptance, it is he who determines
the employment of the contractor. In cases where the PWO
signs the letter of acceptance it is he who determines
the employment of the contractor without reference to the
head office.

The ministry recognizes that determination of a
contractor’s employment under a contract iIs a serious
step to take and the repurcusions are many. It suggests
that ways and means should be sought where possible to

complete the works without determination. The following



are cited in BOOM as some of the results of determination:

) Delay to the contract.

(i) Incurrence by the Government of additional
costs of compietion of remaining works and
the contract.

(arn) Downgrading or striking off of the contractor
from the ministry’s list of approved
contractors.

However, this awareness is contradicted by the ministry
itself. It was mentioned earlier in this chapter that
the ministry will accept the lowest offer even if it is
obvious the contract will be frustrated due to a low
q!ice so long as the contractor confirms in .writing that
he will stand by his offer. In the majority of cases the
contractors confirm that they stand by their offers and
the ministry has virtually given the final decision on
whi-ch offer should be accepted to the contractors.

The abdication of this important decision making has
therefore contributed to the chaotic situation in which
the works carried out by contract are. The contractors
are at times not threatened by the prospects of being
struck off the register for they can always register
again under a different nane and continue experimenting

with the ministry.

Maintenance Execution Through Direct labour

Major Maintenance
When the FWO submits jobs to the maintenance

department headquarters for the following year"s AWP, he
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indicates what projects will be dene by contract and
which ones will be dene by directly employed labour.
When time ccmes for a major maintenance jcb to be done
by directly employed labour, the PMS will be responsible
for the surveying of buildings iIn question and preparing
the estimated cost of the materials required for the job.
The labour and overhead elements are excluded from the
estimates because these are met from different votes.
The PMS then prepares an AFF in the normal manner for
the FWCfs signature and is forwarded to the ol/c M&H
through the CQS. A copy of the breakdown of the
estimeted cost is attached. The CQS then verifies the
correctness of the rates and then forwards the documents
to the ox/c M&H who will then request the chief
accountant to issue the PWO with an AIE. On receipt of
the AIE the FWO will 1instruct the DWO under whose
jurisdiction the buildings fall to raise requisitions
for materials for the job using the account number on
the AIE. Materials purchasing procedures are discussed
later iIn this chapter.

Once the materials are received by the DWO he ray
commence the works under the direction of a building
inspector. Ideally the inspector should be able to
allocate the various trades of the job to the artizans
> that the job is completed within the specified time.
However, no major maintenance jobs have been programmed
for direct labour since 197$= The major maintenance
jobs recently carried out by direct labour are those

"time limited" works of state functions, administration
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inspections for the armed forces which call for the
shifting of almost- an entire depot labour force to
beat the deadlines. There is no piece work measurement
here, rather the work is done iIn the spirit of "pulling
together™ without any time limits and any hours worked
beyond 5.00 pm is recorded as overtime for which the
artizans will be given time-off.

Most charge-hands who assist the inspectors in
supervision know roughly through experience how long
it would take a given artizan to carry out a given job.
But since there is no incentive scheme or a minimum
amount of work that should be done by a given artizan
on a given day the tendency is to wait for the 5.00 pm
time for breaking off. The supervisors are also
handicapped by lack of transport so that it could take
them even more than a week before they visit a site to
ascertain the progress of a job. They have to rely on
the sense of responsibility of the artizans to carry out
works without close supervision. Otherwise the
inspectors should ensure that there is a steady flow of
materials to the site, only It may take them time to
verify the correct usage of the materials. The
supervisor like in the case of contract works should
communicate the progress of the work to the PWO. If there
are any works that were not foreseen during t.ie survey
the .MO may communicate these to the PWO and extra funds
may be applied for in the normal manner from the
headquarters or they could be funded from the minor

maintenance vote. When the works are satisfactorily
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completed the supervisor will issue a certificate of
practical completion.

It seems that major maintenance works 1is a
preserve for contractors in Nairobi province. In the
last four or five years maintenance has been grossly
underfunded to the extent, that the directly employed
labour (especially painters) have been idle. This
labour-on-cost if there is consciousness of efficiency
should have prompted the ministry to shift most of the
major maintenance works from the inefficient contractors
to directly employed labour. This is a reflection of a
rather ad hoc maintenance system without a procedure for
appraisal and evaluation of costs and resources that
would enlighten on their reallocation to achieve
efficiency. It is also an iIndication that there is no
appreciation of the advantages and disadvantages that
may be attributable to either method of execution.

Minor Maintenance

These are works that cost less than £2000.

However, this technical definition of minor works has
beer derailed by a practice whereby any job that is
carried out by contract is seen as a major job
regardless of its cost. V/hereas jobs costing less
than £2000 need not be forwarded to the headquarters for
issue of funds, every job that is t;ndered finds its way
to the long head office procedures. This is evidenced by
the many jJobs costing less than £200- falling under

n

account 254 for major maintenance. For the purposes of

this study, hovcever, minor works refer to day-—to—day
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maintenance works reported by occupants.

No survey was conducted to determine which is the
most prevalent method of reporting defects but the study
was able to identify the following:

a) Personal reports.

(i) By telephone.

(ifi) By letter.

(iv) By sending a neighbour.

W) By KOWH&PP personnel.

Personal reports involve thg occupant himself going to
the works depot and discussing the defect with the depot
works officer or inspector in charge of the area Iin
question. Most DWOs prefer this method of reporting
because the DWO or inspector cross-examines the occupant
thereby getting a clearer view of the defect. This
enables the inspector to approximate the amount of
material required and may save time and other resources
that would be utilized in a pre-exectuion inspection.

IT by telephone unless the occupant specifically asks
for the DWO or the inspector concerned,the operators

will connect the caller to the reports office where the
clerks in-charge will take the scanty details as given

by the lay occupant. The supervisor will in such a

case have to visit the premises to ascertain the extent
of the defect. By letter too unless the occupant is
technically endowed may not be precise in the description
of the defect. This is further compounded by the fact:thaf
letters are in most cases addressed to the PWO who in

turn passes the letters over to the PM3. The FMS then
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communicates the 1issue to the DWO and as we have seen the
faulty vertical integration iIn the system it takes too
Icng before action 1is taken.

Sending a neighbour 1is very rare but also suffers
from the fact that this is a third party that is not
very conversant with the defect. He pays more attention
to defects affecting him directly. Once in a while too
the supervisors or the operatives may notice a defect
which they will note down for further action. This
depends on how much the supervisor or artizan feels
responsible for the state of repair of the buildings and
takes the initiative iInstead of waiting for defects to be
reported by the occupants themselves.

Whichever method is used to report a defect, the
work to be done will find its way to the Maintenance
Reports Office where the report clerks will record the

work in a Work Instruction Book with an identifier for

the trades e.g.
A for painting works

B for plumbing works

C for car”™ntry and masonry v.orks

F for electrical and mechanical works
Following the trade identifier will be the serial
number beginning with number one (1) for the first job
on July one (beginning of financial year) to the last
job on the following 30th June (close of financial year).
Following the number :\s the description of the work
done, building number and location. In Embakasi depot

there is even provision in the book for the cost
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work which 1is entered after the work is completed and
costed.

These details are then transferred to the Work
Instruction Sheet (Appendix S) by the clerks who then
pass over the sheet to the inspector in charge of the
area under which the building falls. The inspector will
have to determine whether an artizan can be assigned the
job straight away or the description would require that
the site be visited to ascertain the extent of the
defect. IT there are any materials required for the job
the i1nspector will have to fill in a form S 11 also
called Counter Requisition and Issue Voucher on which
the Work Instruction number will be entered. The artizan
to whom the materials are issued signs as the receiving
officer. IT however, materials are not available an
order for the materials will have to be placed as will
be described later.

At the back of the work instruction sheet (though
not provided for as it is blank) are listed the personal
numbers of the operatives that carried out the work, the
materials used and time taken. After the work is
completed and the occupant and supervisor have signed
to that effect, the work instruction, is taken to the
costing office where it will be attached to the S 11
bearing its number. The SIl has a column for the unit
cost of each material. This enables the costing clerks
to arrive at the cost of materials used. The cost of
labour is based on the operatives monthly pay. What is

considered here is the actual hours worked based on an
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8 - hour a day work. 15# of the two costs is added to
cover fTor overheads. This is then entered into the
Daily Cost Sheet MOW 1455 (Appendix T) and eventually
transferred to the Building Record Sheet (Appendix U)
for each building.

Although the work instruction in use can be used
in conjunction with the S 11 to provide some basic
management information, 1its size dees not allow for
adequate information to be included. It also shows
lack of planning because 1T there was, the works
instructions would have to indicate what priorities are
assigned what- jobs. There is only one sheet of the work
instruction so that there is no copy that would be used
by a planning and control unit (does not exist iIn the
ministry). This therefore does not allow for checking
on progress of work and investigation of what is not yet
started. As it is all pending work instructions are
dumped iIn a "pending tray" and not grouped according to
priorities. However, it would be wrong to assume that
assignment of priorities is completely lacking. All the
supervisors agreed that they give Tirst priority to all
blocked sewage cases. Others given top priority are
main entrance door locks, roof leaks and break dowoi of
essential service facilities. But Ehere is no systematic
documentation of these priorities, rather it iIs the
supervi sor of the moment that decides on what is urgent
or not. V/ithout documented priorities, delay time which

is important for planning day-to-day maintenance works

is also lacking.
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Also missing from the work instruction sheets is
Estimted Labour Hours and Actual Labour Hours which is
useful for both cost control and bonusing.g In the
circumstances it iIs not possible to determine the hours
productively worked, determine the reasons for the
non-productive time and by periodical evaluation attempt
to improve on productive time. The major reasons given
by DWOs for outstanding work is lack of materials and
transport. Transport if available is very expensive
and these should be reflected during such evaluation
thereby underlying the need for priority setting and
eventually grouping of works to reduce on travelling

time and expenses.

Stock Control
All purchases of building maintenance materials are
done centrally for all depots by the Divisional Supplies
Officer (BSC) stationed at the provincial headquarters.
The sources of supplies are:
) Common user or classified i1tems stocked by
the government’s Supplies Branch.
(i) Term contracts arranged nationally by the
Supplies Branch.
(ifi) Government Press for printed stationery.
(v) Ministry’s central stores for i1tems which
are centrally procurred or imported.
w) Purchases from suppliers in respect of items

which are not covered under the above

categories.
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The steps to be followed and the time taken to
receive materials at the depot depends on the source
and value of the supplies. The whole process begins
when the DWO instructs the storeman or the storeman
on his own initiative places an order for materials
required. The storeman will fill S 12 forms which will
be signed by the DWO as the requisitioning officer.

The forms will then be forv/arded to the PMS for approval.
After approval they are taken to the DSO.

With effect from 1st Juuy, 19%3 the following
options are open to the DSO to L?oceed after receiving
an S 12 form."

©O) IT stores or services not exceeding

Kshs. 1000/- then purchasing can be dene
without quotations or agreements.

(i) IT stores or services not exceeding

Kshs. 500/- then purchasing car. be done by
cash imprest.
(ifi) If stores or ser!jces cost more than
Shs. 1000/- but less than Kshs, 4000/- then
purchasing must be dene without reference to
a tender board.

(iv) Stores-ox® services upto a limit of a total
charge of Kshs. 4000/- may not need competitive
quotations provided the purchasing is done from

the manufacturer of the item(s) or the

manufacturers principal agent.
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w) Quotations of between Kshs. 4000/- and
20,000/- will be adjudicated by the
Ministerial Tender Board which meets once a
month.

(vi) Stores and services more than Kshs. 20,000/-
per single item in one financial year will go
to open tender.

(vii) Tenders of upto Kshs. 60,000/- will be
adjudicated by the Ministerial Tender Eoard
while for more ghan Kshs. 60,000/- will be
adjudicated by the Central Tender Board on
recommendations by the Ministerial Tender
Board.

For items like paints, timber, cement, fire fighting
equipment, cookers etc there are term contracts that have
been nationally arranged by the Supplies Branch. For
such items the DSO will quote on the S 12 form the
contract number, price and name of supplier. It will
then be passed to accounts department where the liability
will be noted and a Local Purchase Order (LPO) prepared
in favour of the supplier. Items like drain cleaning
sets, locks, latches, nails, roofing materials are
classified and v;hen the DSO receives an S 12 form
containing such items lie forwards them to the
Supplies Branch who will either supply the materials or
if they don»t have the materials they may grant the PWO
authority to purchase the materials from local suppliers

and the procedures revert tc (i) to (vii) above.
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Generally getting materials from thi% source has been
very difficult because of the long procedures. Even
getting the authority to purchase the materials locally

may take quite a long time to come.

The storeman from the depots have to keep checking
with the accounts section on LPOs that have already
been signed by the PWO. The storeman will collect LPOs
from accounts department and will either ring the
suppliers to come and collect the LPOs or they may “
deliver the LPOs to the supgliers- The supplier will
then either deliver the materials to the depot - or the
materials may be collected by the storeman from the
suppliers. When the materials are received the storeman
enters the receipts on a Counter Receipt Voucher (S 13).
The original receipt voucher 1is attached to the supplier’s
delivery note for filing and the duplicate is attached to
the supplier’s invoice for onward transmission to the
accounts department for payment. The receipts are also
entered iIn a bin card (5§ 3). Each type of material has
got its own card with receipts showing the relevant
S 13 number in red and issues showing the relevant S 11
number in blue or black and the quantity issued
subtracted from the quantity iIn stock. In the S 11 is
shown the work instruction number thus enabling the
costing clerks to correspond the two for costing.

Although the in-store procedures seem to be adequate
for auditing the use of the materials, the purchasing

procedures are rather long and discouraging. The

references to the tender boards tend to consume much



valuable time. The Divisional stores office unlike the
Contracts and Quantity Surveying office does not keep

a register of approved suppliers. They depend on a few
established suppliers from whom they purchase from time
tc time but quite often too they place LPOs with
“"trialists™ who do not even have offices or proper
contact. This group of suppliers act as unofficial
middlemen between the hardware stores and the ministry.
They iIn most cases do not honour the orders thereby
causing the ministry to commit funds. The ministry due
to its poor management practices do not take steps to
cancel these orders in time culminating into some money
being surrendered to the Treasury at the end of the
financial year. Lack of materials was found to be the
major complaint of the DWOs and it is an issue that
continues to be the centre of discussion during
departmental heads meetings.

In summarizing, it was found that in the execution
phase the procedures are too long due to the
overcentralization of authority iIn the ministry
headquarters. Down in the province there are no
short-term programmes for planning the execution so that
it Is generally an ad hoc system. Even works on the
AMWP are not programmed to fall at any particular period
during the year. The reasons for choosing either
outside contractors or directly employed labour are not
evidenced nor is there any that the performance of the
two are ever compared or assessed individually by the

ministry. Execution of day-to-day maintenance is also
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inefficient due to poor inventory control so that there
is constant shortage of building maintenance materials.
There 1is also heavy reliance on transport which the
ministry has not adequately provided nor maintained the
existing ones. A depot like Kahawa has to transport
about 100 workers every morning and evening to and from
work over a distance cft 16 kilometres one way. It is
definitely a costly exercise and with only one pick-up
of a 16 - passenger capacity the chaos existing tnere

are very clear. This resulis into alot of non-productive
time. But even in the other depots which do not have the
problem of transporting the workers to and from work,

it is not unusual to find the Tfirst contingent of workers
setting out at 9-00 am instead of S.00 am. This 1is
largely due to the supervisors not planning work in
advance. The haphazard allocation of work done in the
morning does not therefore give enough scope for
efficient distribution of jobs to the artizans.

A result of this is that an artizan may do only a two
hour job in the morning section and if there is no

transport back to the office for reallocation he calls

it a day.
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CHAPTER FIVE

ANALYSIS AND EVALUATION OF EFFECTIVENESS
AND EFFICIENCY IN THE EXECUTION

OF MAINTENANCE WORKS

Introduction
In attempting to determine iIf the maintenance
management practices of MOWH&PP are effective and
efficient, this study has set out in chapter two what
the ideal structure and practices suitable for the
ministry should be. Chapters three and four have
discussed the structure and practices of the ministry
as they are, pointing out where they deviate from the
model . In this chapter the study presents the results
achieved by the ministry and in tabulating these
results their relation to the deviations are highlighted
Physical Condition of Premises
In discussing effectiveness this study has
mentioned that an organization is seen to be effective
when it assumes a viable relationship with its
environment.”™ A viable relationship can be assumed by
a maintenance organization when it maintains its
buildings to currently acceptable standards. The
utility and value of the buildings must be upheld so
that, they continue to serve the purposes for which they
were built. If this i1s not achieved the persons using
these buildings will not be happy and so there will be

no viable relationship between the maintenance



organization and its environment.

A survey was therefore conducted to establish if
the physical condition of government buildings are
within the acceptable standards. This is depicted in
table 5.1. A wall was considered to be defective iIf it
was dirty, cracked and/or plaster peeled off. Roofs
are defective when there 1is leakage, while floors are
classified same if cracked, pot-holed, tiles or
woodblock floors have come off or scratched. Doors are
defective when it is off its hinges, broken or missing
locks, while windows are classified so if it is off its
hinges, broken,missing stays or fasteners and broken
panes. Fittings refer to WC pans, cisterns, wash hand
basins, sinks, piping and electrical works.

The buildings are of different ages and use
(residential, hospitals and offices). In case of
residential buildings the lower grade, middle grade and
higher grade categories are all represented in the
sample. In the lower category estates of Jogoo Road and
Shauri Moyo the major problems were dirty walls generally
due to the use of charcoal burners for cooking and
staining due towater pipe leaks (Plate 1, 2 and 3). The
floors are cement screed and are either pot-holed,
cracked or worn-out. Some residents of Jogoo Road phase
one have had to do with hacked floors for about six years.
The® floors were hacked by a contractor who was
supposed to repair them in 1979 but deserted site when
he realized he was going at a loss. A second contractor

was engaged in 1973 but was also unable to carry out the
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work. The floors wore fTinally repaired iIn 19#4 during
the time of this survey. The inconvenience of the
hacked floors was caused by the ministry’s reliance on
the contractors to withdraw or to confirm to stand by
their tender figures even when they are too low. It is
also clear that the time lag betv."een the fTirst-default
and engagement of the second contractor is too long.
This is due to lack of proper grip by the maintenance
managers on planning and control principles together with
lack of appreciation on priorities. Hacked floors are
dusty and uneven and so dangerous to health and
arrangements for retendering should have followed
immediately. The fittings, especially toilets (plate 4) and water
pipes were the other major defects in these estates.

Milimani and Upper Hill flats belong to the middle
category and have less defects. The major defects here
are defective doors which have been forced open due to
misplaced keys, cookers, leaking kitchen sinks and wash
hand basin traps and defective toilet cisterns. Floor
tiles especially in the Milimani Flats have peeled off
due to flooding in some flats as a result of rainwater
finding its way into the rooms from the balconies.
Kileleshwa pool housing is on poorer physical condition
than the Hill area pool housing. Some of the Kileleshwa
houses are of mud bricks (nhot burnt) and covered with
corrugated iron sheets (plate 5* It can be said that their
condition is not due to neglect but due to old age
having been constructed in the 1950s. The Hill area

houses are of masonry construction with mangalore tile



Estate Units Defective units as percentage of those inspected
(Building) Inspected

walls Roofs Floors Doors Windows Fittings (services)

Jogco Road

Phase 1 30 85% 30% 90% 60% 25% - 80%
Shauri Moyo 30 70% 40% 80% 40% 30% 95%
Milimani flats 22 20% 5% 30% 50% 10% 30%
Jogco House 1 (Ten

floors) Nil Nil 30% 10% Nil 80%

Kileleshwa

Pool Housing 20 60% «50$ 60% 60% 30% 40%
Upper Hill

e Flats 20 20% 30% 30% 40% 20% 30%
Mathare
Mental Hospital 10 50% 603 30% 40% 40% 60%
Hill Area
Pool Housing 10 20% 10% 20% 20% Nil 10$

Table 5.1: Physical Condition of Government Buildings.
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roofs. One other factor j™oing for their relatively
sound state is the fact that they are occupied by

very senior government officers who In most cases use
the top MOWH&PP management to order for the
rectification of any defects without much delay.
Whereas the mangalore tiles have served the hill area
residents well, the Kileleshwa houses have some flat
portions covered with roofing felt which have proved a
a constant menace to the occupants and maintainers.
The major problem In Jogoo House has been the toilets
over Lfo of which have been closed for about three
years now. Toilets too have teen a big problem at
Matnare Mental Hospital. This however, has improved
with the establishment of a sub-depot in the hospital
in 1932 only to be overtaken by roof leaks especially in
the wards forcing the patients to shift everytirae it
rains.

Other than physical surveys, a study of the
correspondence Tiles showed gross neglect of premises.
Worth mentioning are cases of roof leaks which were
numerous e.g. Materials Branch, Muthangari Police Station,
Kenya Institute of Mass Communication, Police
Headquarters, and Kamiti Prison. These roof leaks have
been In existence for more than two years and with cost
growth in mind the period is too long. For example,
it was learnt that the leakage at Kamiti Prison was
reported to Nairobi Province in 1981, and a survey was
carried out immediately to determine the extent of the

remedial work necessary. Tenders were called the same
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year and it was not until 19&4 that the work commenced.
It 1s also apparent that the ministry made the same
mistake of awarding the contract to the lowest
tenderer to take site with the 1981 rates iIn 1984.
Already the contract is well past its completion period
indicating that all is not well with i1ts execution.
User Reaction

Table 5.2 shows that 93# of those interviewed
agreed that the workmanship of the ministry”s direct
labour is good. However, 60# of them lamented that
response to maintenance requests is very poor. About
34# thought the response is poor. The percentage could
have been more authoritative i1f during the iInterviews
there was a priority list prepared by the ministry
saying for example that sewer blockages will be
attended to within 2+ hours, broken window panes within
7 days, internal doors within two weeks etc. As 1t is,
even the not so urgent items like painting would cause
dissatisfaction if not attended to 'as soon as possible™
which to some users could mean even one week. But this
sort of misunderstanding emanates from the ministry
which apparently is not being sincere to the users by
informing them of the priority placings and so when to
expect action. The absence of a documented priorities
list therefore reflects the non-existence of a system
for planning the execution of maintenance works. With
the increasing government building stock and the aging

of the existing stock, the situation has to get out

of hand.



ESTATE

NUMBER
INTERVIEWED

WORKMANSHIP
VERY POOR
POOR

GOOD

VERY GOOD
RESPONSE TO

MAINTENANCE
REQUESTS

“1IVERY POOR

919

JOGOO ROAD
PHASE 1

30

NIL

10#
35#
5#

35#

SHAURI
MOYO

30

NIL

5#
90#

S5#

35#

MILIMANEI JOGOO KILELESHWA UPPER HILL MATHARE HILL AREA TOTAL
FLATS HOUSE POOL

22

NIL

NIL
100#

NIL

70#

NIL

NIL
100#
NIL

NIL

"FLATS
miOUSING
20 20
S5# NIL
5# 5#L
90# 95#
NIL NIL
30# 50#

MENTAL LPOOL :

HOSP..

NIL

NIL
100#
NIL

60#

HOUSING

10

NIL

5#
85#
10#

50#

133

0 =6#
3.8#
93.1#
2-5#

60#

pIno



ESTATE

NUMBER
INTERVIEWED

WORKMANSHIP
VERY POOR

2 POOR

w

A W DN R

GOOD
VERY GOOD
RESPONSE TO

MAINTENANCE
REQUESTS

VERY POOR
POOR
GOOD
VERY GOOD

DEFECTS NOT
REFORTED

INSPECTIONS
WITHOUT
REQUESTS

JOGOO ROAD SHAURI
PHASE 1

30

NIL

10 $

85%
5%

85%
10$
5%
NIL
-
30%

10$

* "\

-

N kmarship,

MILIMANI
VSOYO FLATS HOUSE BooL
HOUSING
30 22 1 20
NIL NIL NIL 5%
5% NIL NIL 5%
90% 100% 10076 90%
5% NIL NIL NIL
85% 70% NIL 80%
10% 30% 100% 15%
5% NIL NIL 5%
NIL NIL NIL NIL
20$ 20% 100$ 15*
20% 10% 100% 1095

20

NIL
5%1
95%
NIL

50%
1405
5%
5%

10%

308

MENTAL pool ;
HOSP. HOUSING
5 10
NIL NIL
NIL 5%
100% 85%
NIL 10%
6056 50%
1#0$ 3056
NIL 156
NIL 5%
20* 2056
1096 1056

Response to Maintenance Requests.

Renort.-incr

JOGOO NKILELESHV7A UPPER HILL MATHARE 1ILL AREA TOTAL
"FLATS

138

0 .sb
3.8%

93 .1%
2.5%

60%
34.456

4 .43

1.2%

33.156

25%

6ET



It 1s therefore suggested that the ministry should
embark on drawing a priority list instead of the
supervisors using their intuition to give priorities
as they wish. But the absence of the priority list
does not altogether cancel the authority of the
percentages. The physical condition of the buildings
inspected for this study revealed defects that could
have been attended to within one week lasting more than
three years. The interviews further revealed that 33"
o.f the defects had not beenlreported to the ministry.
Total reliance on occupants to report defects does not
conform to good maintenance management practices because
their attitudes towards repairs vary.2 Some will report
trivials while others will not report even dangerous
defects. IT the 3B were to continue maintaining auch
an attitude of not reporting defects and no regular
inspections are theretthen the rate at which some of the
buildings are deteroriating must be very high. Some of
the occupants said they have not reported because they
know no action would be taken while some claim to bo
too far from the depots.

In trying to find out if there are any chances of
rescuing the 336 by way of the maintenance staff

identifying these defects themselves, the interviews
disclosed that only a mere 25)5 of the occupants have
witnessed the maintenance staff carry out inspection,,
without the defects being reported. Although the Coda
of Regulations provides that a government building be

inspected at least twice a yeaP, the iInterviewees were
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responding to whether any inspections initiated by
the ministry have been carried out in the premises
within the last five years. Five years is the long-
term plan period for the ministry. The low 25% is
an indicator to the existence of some elements of
planned corrective maintenance. However, with a
five-year plan period it should have been expected that
between 80% and 100% of the total building stock were
inspected during the period.
Backlog 1in Minér Maintenance

The survey revealed poor physical condition of
government buildings. The dissatisfaction of the
occupants has gone further to enlighten this studZ that
MOWH&PP does not assume a viable relationship with its
environment and as such is not effective iIn its
performance of building maintenance tasks. A further
step was therefore to examine the Works Instructions
Register to corroborate the occupants dissatisfaction
and also determine service efficiency within the
ministry. The results of this examination are
potrayed in table 5»3* Embakasi and Park Road depots
were established in 1930/81 and the boundaries of the
others realigned to coincide with the government
administrative divisions in Nairobi. From the table
it is clear that the performance of the ministry has
greatly declined. Machakos Road for example has
declined from a backlog of 14$% in 1976/77 to 41% in

1983/34. Kileleshv/a whose Work Instruction books were

carelessly kept and as such some of them could not be



1976 - 1977/73 1978/7? 1979/30 1980/81 1981/82 1932/33

18534
jeFoT X 2 31 12 3 1 2 3 1 2 3 1 2 3 1 2 2 1 2 3 1 2 3
1IVEAKASI - Y - - - - - - - 49 18 94 536 35* 1128 480 57~ 2184 1174 46~

!-'ACHQKB 16348 14432 14* 17136 14706 14* 16904 13746 19~ 17412 13230 24* 11908 745% 37~ 9160 6316 31* 7360 4904 33+ AVB 5288 41*

JKILELEHIA 6184 5684 86724 6164 8~ 3784 8072 8~ 7988 5340 27 5214 BB 2% 463 2853 3% 4534 /A 0* 2000 1552 A7

JKAKANA . - . 3B 3B 29* 6144 43C1 30* 6500 3668 44 6616 2400 j63* 2500 B4  85% 2865 M8 67*

Vark road - - - - - . . . 11560 10784 7> 6540 4212 |36* 6024 33B0 44* 7058 4358 38* ;

I
TOTALS 23032 20116 1312380Q 280§ 13 3121 25656 18* 31544 2330; 26* FHIX] 25464 28* 27483 16427 40* 21556 12763 41* 2401$ 13320 45* .
i

Table 5-3 Cay-tc-Day Maintenance Works 3acklog, MOMHEPP, Nairobi, Province

= represents the years 1968/69. 1972/73 and 1973/74 progressively
Cclur.s 1 - Jobs Reported

2.— Jobs conpleted
3 - Backlog

¢8T



tre.ced had a commendable performance in the years
1963769, 1972/73 and 1973/74 but has declined so much
so that nearly half the jJobs reported are not carried
out. Kahawa has the worst record with 1932/33 showing
35% of the defects reported not being made good.
Park Road, except for the year 1930/31 has also
exhibited poor performance with Embakasi being even
worse.

<As the study mentioned iIn chapter two, these
percentages do not have an interpretive meaning as far
as effectiveness or efficiency is concerned. Rather,
it is the trend that should be given attention so that
it may be seen whether the performance 1is improving or
declining. As it is, the performance is generally on
the decline. The three aspects namely the physical
condition of the buildings, the user dissatisfaction
and the declining performance iIn executing the minor
day-to-day maintenance requests therefore show that
MOWH&PP maintenance department is not satisfactorily
effective. Foremost in the ministry’s defence to the
poor performance is lack of adequate funds.

Lack of Adequate Funds

An examination of the Building Register print-outs
and the Recurrent Expenditure estimates for various
years produced results potrayed in table 5«4. The
government policy on building maintenance 1is that no
more than 1.5% of a building’s replacement cost p]Jus
10$ of the 1.5% to cover for sites and grounds should

be spent on i1ts maintenance. It is this formula that



YEAR FUNDS REQUIRED FUNDS APPROVED * SHORTFALL

1976/77 2,724,902 2,496,010 6.4*
1977/76 3,167,227 2,%$94,002 9.2*
1976/79 4,366,401 3,667,314 11.5*
1979/60 5,699,635 4,494,700 21.1*
1960/61 6,699,124 3,662,000 45*
1961/62 7,156,673 2,400,412 66.5*
1962/63 6,155,053 3,106,000 62.0*
1963/64 9,735,769 1,646,000 61.0*

Table 5.4: Funds Required and Funds

Approved for Building Maintenance
Works, MOWH&PP for the Whole

Republic.



is applied on the total building values to give the
"funds required”™ column. Funds approved is what was
approved by the Treasury for the ministry*s use in
execution of building maintenance works. At a glance,
it 1s seen that maintenance continues to be
underfunded. Maintenance studies often speak of the
upper management adding an arbitrary percentage to the
previous year"s budget. However, here 1is seen a fall in
1930/81 from the 1979/80 allocation iIn constant terms
from K£4,494,700 to K£3,682,000 and it continues to
slide so that the 1983/84 allocation is even less than
the 1976/77 allocation iIn constant terms.

Finances like any other resources are rarely
adequate hence the need for sound management to make
efficient use of the scarce. But should the short-fall
come upto 80% of the funds required? It is understandable
that there 1is inflation the world over and hence the
scarcity of funds. But the degree of underfunding 1is
so enormous that it potrays lack of appreciation of the
central role of the built environment to our activities
and the capital debt tied on the built environment.
Figure 5-1 attempts to show the relationship between the
shortfall in funding maintenance works and the backlog
in minor maintenance works. The bafklog may be due to
many quantifiable as well as non-quantifiable factors but

there js definitely a relationship between

the shortfall and the backlog. Taking 1979/80 as a base
year, there is a backlog of 26%. The shortfall in

funding shoots up by almost 25% the following year but
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—————— Y shortfall in funding
<€ backlog in minor maintenance
Figure 5*1 Comparison between shortfall in funding

and backlog In minor maintenance



the backlog builds up by only 2%. , A further shortfall
of about 22% in 1981/82 now corresponds to an increased
backlog of about 12$%. The funding situation is a little
improved in 1982/83 and this time the backlog builds up
by only 1$. The bigger shortfall in 1983/84 shows the
backlog beginning to build up again.

It is the conviction of this study that the Treasury
can do better by providing reasonable allocations for
building maintenance. The burden however lies on
MOWH&PP top management to press for the funds at a
higher level than is currently being done. The middle
management can assist the top management by analysing the
consequences of the capital assets being left to
deteroriate at will. It is not enough to apply the rule
of thumb and say that 1.5% of the cost of the total
building stock is what 1is required but a physical survey
of all buildings to be TfTully repaired and redecorated
the following year should be carried out. In case of
underfunding in any particular year, the backlog due to the
underfunding should be carried forward into the next
year"s budget. In this way the ministry will be able
to identify its outstanding workload at any given time.
The current practice in Nairobi Province is that a
number of buildings will be listed for an annual
maintenance works programme without any systematic
drawing from a long-term programme. Generally the
budget falls short of the actual buaget because of

anticipation of cuts from the Treasury. The budget 1is



generally net substantiated because it does not contain
the breakdown of the actual works to be done. The
practice should revert to pre-1979/80 when all the
buildings to be repaired and redecorated used to be
physically surveyed and every item costed.

It can therefore be concluded that lack of adequate
funds is one of the factors that is causing MOWH&PP
maintenance department not to have a viable relationship
with its environment. This study however feels that the
ministry’s top management can press for a more reasonable
allocation of funds by presenting substantiated estimates
and not mere application of the rule of thumb. It is
not obvious that laymen will immediately grasp the
implications of a deterornat.ing built environment and
it Is upto the experts in MOWH&PP to present an analysis
of such implications. Before such an analysis Iis
brought to their understanding it may be unfair to
blame them for the underfunding.

However, the adequacy of funds or any other resources
is not the crux of this study. The crux of this study is
to determine how efficiently the scarce resources
available are utilized to achieve maximum economy.

Already demonstrated is an incre;;ing backlog with an
increasing shortfall iIn the finances availed to the
maintenance department. It is therefore opportune to
display the expenditure returns. Tables 5-5 and 5.6
show that despite the shortfall in funds required for
building maintenance, Nairobi Province had unspent

balances in 1981/82 and 1982/83 of 17$ and 32%$ of the
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Essential services

Electricity, Water
and Conservancy

Sites and Grounds
State Functions
MOWH&PP Furniture

Minor maintenance
(Electrical)

Minor maintenance
(Buildings)

Major maintenance

TOTAL

Table 5-5:

TOTAL
ALLOCATION

220,693

134,230
3,352
2,634

320

140,350
215,626

146,442

913,697

1981/32 Consolidated Expenditure Returns,

MOWH&PP, Nairobi

EXPENDITURE

197,302

159,118
5,357
1,700

92

113,341
166,433

117,150

761,543

Province

BALANCE

22,391

25,162

2,095
934

223

26,509
49,138

29,292

156,249

BALANCE AS
OF ALLOCATION

10

14

25
36

71

19

23

20

.3

<71
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Essential services

Electricity, Water

and Conservancy
Sites and Grounds
Public Holidays
MOWH&PP Furniture

Minor maintenance
(Electrical)

Minor maintenance
(Buildings)
Major maintenance

TOIAL

Taole 5.6:

TOTAL

ALLOCATION

150,000

75,000

16,911
9,500

240

37,000

199,030

302,747

650,473

EXPENDITURE

125,455
71,010

12,345

5,042

15

66,563

123,602

144,439

423,566

BALANCE

24,545
3,733

1,361
2,733

225

20,522

20,331

153,253

207,763

1982/83 Consolidated Expenditure Returns MOWH&PP,

BALANCE

AS

OF ALLOCATION

16

29

94

24

11

52

32

Nairobi

Province

04T



151

total allocations respectively. The earlier year
19&0/&1 at table 5.7 potraysa case of over expenditure
in almost all accounts except for maintenance of

MOWH&PP temporary buildings, public holidays and major
maintenance for both electrical and buildings. 1976/79
potray even a more gloomy picture with the total unspent
balance representing 42$ of the total allocation, the
biggest culprit being minor maintenance with 49%.

So whereas it is acceptable that inadequate funds
may have contributed to MOWH&PP*s poor performance the
financial returns show that there is inefficiency iIn
the management of the inadequate funds available. The
reasons that are prominent iIn the Work Allocation Analysis
Sheets as the cause of outstanding works are:

) Lack of materials.

(arn) Lack of transport.

Lack of materials indicate lack of funds for purchasing
materials required for maintenance. However, the accounts
for minor maintenance show in tables 5.5 and 5.6 unspent
balances as high as 23% of the allocations. Lack of
transport also iIndicates Jack of funds to purchase
vehicles or repair and fuel the existing ones. On the
average each depot has about four pick ups and at least
one lorry. However most of the vehicles have been
grounded due to minor defects so that each depot now has
an average of one pick-up only on the road (plate 6). This
definitely makes movement to si”es very difficult and as
such many defects will remain unattended to. But the
question is whether it is beyond the capability of the

ministry to repair the serviceable but grounded vehicles



KE TOTAL EXPENDITURE BALANCE BALANCE AS

ALLOCATION Io OF ALLOCATION
Minor maintenance 1,130,003 576,523 553,430 49
Major maintenance 324,257 506,077 318,180 39

TOTAL 2,139,543 1,235,563 903,980 42

Table 5-7a: 1973/79 Consolidated Expenditure Returns,

MOWH&PP, Nairobi Province.

[A))
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Electricity, Water
and Conservancy

Sites and Grounds

MOW Temporary
Buildings

Minor Maintenance
(Buildings)

Major Maintenance
(Buildings)

Public Holidays
State Functions
MOW Furniture

Essentf.al Services

Minor Maintenance
(Electrical)

Major maintenance
(Electrical)

TOTAL

TOTAL
ALLOCATION

103,000

22,000

303

217,645

451,707
13,000
3,940
301

147,750

160,000

118,361

Table 5.7 b:

EXPENDITURE

144,359
46,467

15

263,977

404,356
6,113
33,255
276

162,134

189,070

60,965

BALANCE

36,859

24,467

293

46,332

47,351
6,887
29,315

525
14,384

29,070

57,396

117,815

BALANCE AS
I° OF ALLOCATION

11

49

1980/31 Consolidated Expenditure Returns

£ST



and whether it is possible for the ministry to
reorganize itself and rely less on transport if the
cdgts of repairs and fuel are beyond their ability.
Management Deficiencies

The poor physical condition of buildings depicted
in table 5-1» the dissatisfaction of the users shown in
table 5.2, the growing backlog in table 5.3 are
indicators that all is not well in the organization and
execution of building maintenance works in MOWH&PP.
Table 5.5, 5.6 and 5-7 indicate that there are
deficiencies iIn the management system of the maintenance

department. A maintenance department of the ministry®s

magnitude must of necessity have a balance between
planned and unplanned maintenance. It must then
programme its work and plan its execution bearing in
mind the priorities that should be accorded various
kinds of work. Failure to incorporate these elements in
a maintenance organization of this size will lead to the
results already seen earlier iIn this chapter. It
reflects an ad hoc system whereby all operations are
carried out blindly without any attempts to relate the

past to the future.

Standards

As mentioned iIn chapter two an organization that
is conscious of effectiveness and efficiency is goal
oriented and the standards expressed are what the
maintenance organization aims at. There was no evidence
of consciously set standards by the ministry except in

the mechanical section where there is "frequency based
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maintenance system'. It is the established standards
that would guide the ministry in formulating a planned
maintenance system which would in turn result 1iIn
greater and more effective use of resources. A planned
maintenance system requires Tirst and foremost a
general appraisal of the whole situation, surveying the
task in hand and the resources available. The general
appraisal and survey should be able to give the
management what should be done in a given period and
these are then weighed against the resources available.
IT the resources are not adequate for the tasks the
management will then assign priorities accordingly.

It 1s this aspect of maintenance management that is
seen to be lacking in that if it could have been
appreciated by the MOWH&PP maintenance department then
it should not have spent large sums of money painting
Old Jogoo House (Kshs. 1.2 million in 19%2/%3 when it
was last painted in 1979/70), Parliament Buildings
(Kshs. $00,000/- in the same period when it was last
painted in 197%/79 and that a lot of painting is done
from time to time especially before new sessions begin)
and various police stations and buildings (over one
million shillings) when roof Ieaﬁs @ere persistent at
Kamiti Prison causing damage to prisoners” personal
belongings, threatening the ammunition depot which
should be water tight and the Kenya Institute of Mass
Communication which houses very expensive Tilming
equipment. What is clear is that all these leakages

existed before the decision to go on these elaborate
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painting sprees were made and that these funds could
have satisfactorily covered the remedial work to the
roofs. Setting standards and thereby i1dentifying the
workload and weighing it against the resources available
should have helped Nairobi province make a decision
between painting and making good the leaking roofs.
Setting of standards also provides a basis for
planning and controlling maintenance operations. In the
case of backlogs shown in table 5-3 they could say set a
maximum backlog of 8% achieved by Kileleshwa in 1966/69
as what every depot should aim at. At the end of every
year the work instruction registers should be analysed to
see IT this is achieved or not. IT 1t is not achieved
then the management system should be examined to find out
the cause of failure and corrective action taken. IT it
is achieved more effort should be put to do even better.
But the financial situation being what it is they can
always hide behind "trying our best". In such
circumstances therefore MOWH&PP Nairobi province should
have had as their standards the total funds allocated.
The aim here should be to programme the execution and
payment of all contract work and purchases within the
accounting period. Not much attention is paid to this
such that suppliers of materials hold onto LPOs for as
long as they wish. The contractors also stay on site
for too long without being penalized as provided for in
the contract agreement because the management does not
bother to follow up their progress so that work may be

executed according to a laid down programme.
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The absence of this follow-up and adhering tn the
contract agreements has led to the inefficiency

potrayed in tables 5-5 to 5-7.

Programming of Maintenance Work

The significance and purposes of programming
maintenance work have been highlighted in chapter two.
One of the purposes of long-term programmes is to
determine the general level of expenditure on maintenance
to achieve the desired standards.”" No long term
programmes have ever been prepared by Nairobi Province so
that they do not know the desired levels of expenditure.
Not that this is directly related to the poor conditions
of the buildings as already shown or to the backlog but
that the existence of such a programme would potray the
organization as purposeful and forward looking. Long
term programmes also amongst others helps to determine
the structure and staffing of the maintenance
organization and whether it would be advantageous to
employ operatives directly to carry out part or the
w"hole of the work. ™~ The depots recently submitted their
manpower requirements to the Provincial Works Officer.
What none of the Depot Works Officers could answer was
how they arrived at the figures £hey requested.
Without long term programmes, it iIs not easy to
determine the task at hand and therefore the resources
required. It is possible lack of adequate manpower
(it does not appear in the Work Allocation Analysis
Sheets as one of the causes of outstanding works) could

be a cause to the backlogs but thei® should be a
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scientific or logical method of arriving at the
manpower required.

The annual programmes prepared by Nairobi province
are just a formality and do not reap the benefits
associated with the preparation of such programmes.
First of all there is no long term programme from
which to draw the annual programmes. Secondly there
are no annual 1inspections to i1dentify work necessary to
be carried out in the next year. This explains why
about 75% of the occupants interviewed have not seen the
maintainers inspect their premises without a maintenance
request having been put to them. The annual programme
is usually prepared hurriedly towards the end of the
outgoing year. Totally absent from the maintenance
department of MOWH&PP are short-term programmes. The
absence of long-term, short term programmes and the
shoddy preparation of annual programmes therefore
indicate lack of effective planning and control of the
execution of maintenance works.

Jobs are not programmed to fall at pre-set dates,
so that preparation of contract documents and tendering
are not planned. Failure to allocate the total workload
to the months of the year for close monitoring 1is
responsible for the time overrun potrayed in table 5-8.
The table shows the number of jobs contracted in the
various years, those completed in time and those that
have gone beyond the scheduled time showing the time
overrun as a percentage of the scheduled time. The best

performance was in 1977/7& when about 30% of the jobs



YEAR

1976777

1977/7&

1973779

1979730

1930731

1931/32

1932733

-— J—

NUMBER
OF

JOBS
96

36

33

39

69

75

43

159

TIME OVERUN - $ OF ORINICAL CONTRACT
PERIOD

1 201 401 601 301 1001 OVER

TO TO TO TO TO TO
0 200 400 600 800 1000 1200 1200

21 4 12 9 9 - 4

22% 44% 133 9% 9% “ 4%

26 33 16 3 3
308 44% 19% 4% - 4%
24 3 1 7 3 7 -
29%$ 33% 133 3% 4% 8%

3 43 34 9 -

3¢ 43% 33% - 10%

3 22 9 14 4 2 " 5 5
12$ 32% 13 20% 6% 3% 7% 7%
21 13 11 13 6 1 - 5
23% 24%$ 15% 17$% 3% 1% 7%
11 25 3 1 1 - 2
23$ 52% 37% 2% 2% 4%

Table 5*8: Time overrun for Building

Maintenance\Co(ntracts MOWH&PP,

Nairobi Frovince.
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were completed iIn time with the worst being iIn 1979780
when only 3% were completed in time. The fact that
these jobs were scheduled to end at particular times is
a formality in that contracts must be timed. It 1s
purposeless in the light of the management team at
MOWH&PP Nairobi province because not enough effort is
made to ensure that the job is completed according to
plan. A check on project files for various jobs in the
province indicate there are site weekly reports on all
jobs. Common in the reports is the number of contracts
that have overrun their scheduled times but without action
by way of warning the contractor or terminating the
contract. So here is seen a case of "forced” planning
which is made ineffective because of failure to exercise
the necessary control. Not that the schedules may be
accurate, but that i1f sufficient control was effected the
management would know if it has been scheduling
reasonably or unreasonably. That is, control must be
applied continuously to up-date the plans and to enable
reconsideration of work ahead iIn the light of what has
already taken place.

Referring again to tables 5-5 to 5.7 we see that the
unspent balances for major maintenance hits a high 53%
in 19&3/&4. Apart from lack of control during the
execution phase, the management team does not seem to
be awmare of the fact that by June 30th all funds not
spent are surrendered to the Treasury. This apparent

unawareness 1s potrayed by the number of contracts that

are left to span two financial years.
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/

/
VEAR TOTAL NUMBER JOES OVERLAPPING JFCI)E&LT%D 0
OF JOBS FINANCIAL YEAR
DATE
1976/77 96 -
26/0
1977/73 36 14 .
163 y
1973/79 33 - ;
27/0 ym
1979/30 39 . ,
27# 2#
1930/31 69 A 46 y
6rfo 10#
19S1/$2i - . "
i 36% 137+
|
1932/33) 43 0 ]
! 214 - 154
1

Table 5.9: Contracts overlapping into Financial

Years and not-finalized todate.



- 162

There 1s no logic iIn such circumstances to make an
eight week job to be let after the middle of May in
any year. The finances voted have been less and less,
meaning that every year the ministry offers less and
less jobs and as such should have had an easier time
managing the few jobs. Table 5.9 shows the number of
jobs that overlapped financial years thereby forcing
funds that could have been utilized in an earlier year
to eat iInto the next year®s funds. This 1is painful
considering the degree of underfunding. In 1980/81
46 jobs overlapped into the following year(s)
representing 67$ of all jobs contracted in that year.
It will be remembered that it is the same year that
the provincial quantity surveyor decided to run
contracts without reference to the provincial maintenance
surveyor. Harmony is the key to organization success and
this high percentage of overlap supports it. [In 1931/82
the overlap was 27 jobs representing 36$ while in 1982/83
it was 10 jobs representing 21%.

A works programme 1is made because there are many
parties affected by the performance of a job. There
are the managers, the users who want to be iInconvenienced
least and the performers (direct labour or contractors).
The performers hold a key role in the successful
implementation of the programme and as such must be
closelv controlled by the management. We have seen in
chapter three the deficiencies in the registration ot
contractors. The doubtful competence of many of the

contractors coupled with the lack of control on the
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part of the management has therefore contributed
greatly to the great time overruns and the overlaps.

So even if MOWH&PP made excellent maintenance programmes,
there would be little success iIn achieving the scheduled
times if the contractors cannot be disciplined. The
first step towards such discipline would be for the
ministry to start accepting only reasonable tenders and
not necessarily the lowest. In this respect the
provincial management would need the support of the
upper management who have 1In the past ordered the
acceptance of some lowest tenders when petitioned by
these tenderers. This would enhance the probability
that the majority of contracts would be completed
satisfactorily and in time because of the reasonable
rates. In 19S0/81 the reasonable rates for painting

two coats of first quality plastic emulsion paint was
Kshs. 12.00 per square metre. However, the majority of
tenders were accepted with rates as low as Kshs. 6.00.
One 1instance involved a contractor who quoted

Kshs. 4.00 and was advised that his rates were too low.
His argument was that he had a lot of paint iIn stock
which he could use to execute the work. On being
informally advised that he would fetch more money if

he sold the paint, he reiterated that he wanted to prove
his worth to the ministry. The offer was eventually
accepted but the contractor could not complete the work.
MOWH&PP understands better than the contractors which
rates are reasonable and they should therefore not

delegate this decision to the contractors.



Secondly MOWH&PP must put into effective use
clauses 25, 26 and 27 of the Contract Agreement. These
cl%uses deal with damages for non-completion, delay and
extension of time and determination of contracts
respectively. Of the 1970/SIl contracts 13 have not
been finalized, with 10 for 19&1/62 and 1 for 19S2/&3.
Despite the many contracts that have not been completed
in time, not a single contractor has been made to pay
\for damages for non—completilon. Extension of time has become
a formality so that a contractor who delays due to his
own mismanagement will cook up any of the reasons
acceptable to the ministry and the extension will be
granted. The leniency or collusion by MOWH&PP
management is therefore responsible for the time overrun,
financial year overlap and the non finalization of many
contracts. The contract agreement clauses are control
instruments that are not being effectively used and even
if there were efficient programmes they would be
valueless.

Not to be overlooked is the fact that most of the
contractors depend on interim payments so that they
plough back these finances into the project. It has
been described how the payment vouchers pass through
many officers in the province and again in the head
office. No effort was made to find out how long
it takes a voucher to go through these processes.
However, a random check through the Contract Record
Books showed that even commencing the processing of

payment from the time a payment is requested by a



Number of Jobs Time Taken to start
Processing Payments (Weeks)

i 2
7 10
5 20
1 30
2 40
1 50

Table 5.10: Time Lag Between Request for Payment

and Commencement of the Process.
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contractor could take upto even fTifty weeks (Table 5.10).
Inefficiency is therefore deep in the management of
maintenance works.

The provincial maintenance surveyor must therefore
establish under him a planning and control unit which
would be responsible for the preparation of all
maintenance programmes. The unit would fix the dates
when each job would be tendered, accepted and commenced.
One snag that would cause difficulties to the unit is
the fact that tenders have !o be processed through the
ministry headquarters. It 1s the opinion of this study

that the processing of tenders through the head office

should be stopped to make this unit’s work easier.

-
>

Major maintenance funds should be voted to the PWO
two halves to enable the province plan and control its
expenditure without coming across the head office

bottle necks. After fTixing the dates for the jobs the
unit would then co-ordinate the surveys and release to
the contracts and quantities unit the jobs in good time
for tendering as scheduled. During the execution phase,
the planning and control unit would have all the site
weekly reports channelled to them so that it can monitor
the progress of each job and effectively invoke clauses
25, 26 and 27 when the need arises. And to ensure that
payment to contractors is not unduly delayed, it would
be responsible for recommending payments and ensuring
that it is not held up in the process. All payments
should be made at the provincial level to cut out the

delays caused by the many head office procedures.
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It is only then that the province would programme and
have all the processes within i1ts control.
Minor Maintenance
What i1s shown in table 5*3 are the minor

day-to-day requests put to the various depots by
occupants. Success in attending to these requests
would potray MOWH&PP as effective because generally
occupants report what really affects their use of the
buildings. Lack of materials as a defence by MOWH&PP
is not wholly acceptable because we have seen funds
being surrendered at the end of the year. The growing
back log in table 5.3 is partly attributable to poor
stock control. The 1ll iIn the purchasing process is
that responsiblity iIs scattered over the process
without overall coordination. The DWO after placing a
requisition sits back and will oe armed with the answer,
"1 have placed an order for the materials and we have
to wait until they are delivered.” The attitude is
generally to wait for the DSO to play his part. The DSO
after calling quotations and recommending to which
supplier an LPO should be sent breathes a sigh of
relief. By the time it reaches the accounts department
it is already too far away from the initiators who are
responsible for the works and accountable for any delays.

Although iInventory management studies state that the
lead time can be determined to regulate the ordering of

materials, the situation is made worse by the nature of

suppliers. It is stipulated that materials should be
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supplied within fourteen days of the LPO date but a

number of suppliers tend to keep the IPOs indefinitely.
Coupled with lack of control over expenditure this has

led to the balances shown in tables 5.5 to 5.7. Control
here would require that the planning and control unit
mentioned earlier analyses the occurence of maintenance
requests by trade and quantities. The types and quantities
of materials required can then be weighed against the vote
for minor maintenance and a purchasing programme worked out.
It would then be the unit®s responsibility to monitor all
requisitions from inception to delivery, making sure that
no suppliers hold LPOs indefinitely. The absence of

such a unit 1is t@erefore responsible for the unspent
balances, partly to inadequacy of materials and the
growing backlog.

The management laid blame on Supplies Branch for the
difficulties they have iIn getting classified materials.
Materials like paint could be available easily through
term contracts but with its complementary, brushes
(classified) not available, work would not continue.
Requisitions could be held at the Supplies Branch for
even more than six months, at times the requisitions
being returned at the close of the financial year with
or without authority to purchase the materials locally.
But by then it is already too late to initiate any
purchases. To verify the extent to which the Supplies
Branch may be contributing to the backlog the study
decided to compare the backlog among trades. The aim

of the comparison is to determine the performance of the



YEAR

1980/81

1981/82

1982/83

1983784

TOTAL

Table 5*11:

PLUMBING
Jobs
Reported Backlog
4076 1668
40.9%
2880 1020
35.4%
2240 724
33.3%
2904 880
30.3%
12100 4292
35.53%

Machakos Road Depot,

CAPENTRY
Jobs
Reported Backlog
3248 1480
£5.6%
2424 672
27.7%
2248 768
34.23%
2584 1140
44* 13
10504 4060
38.7%

Comparison of Backlog among Trades
MOWH&PP Nairobi

Province

ELECTRICAL
Jobs
Reported Backlog
4264 1224
28.7%
3704 1168
31.5%
2712 908
33.9%
3352 1652
49_3%
14032 4952
35.3%

GoT



YEAR BUILDINGS ELECTRICAL
1980/81 6.7/° -
1981/82 35.6% 32.0%
19S2/B3 a4.4/ 38.0%
1953754 38.3% 1+8,8%
AVERAGE 39.0% 39.3%

Table 5-12: Comparison between Building and
Electrical Trade Backlogs Park F.oad

Depot, MOWH&PP Nairobi Province

A
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electrical unit whose materials are not classified as
opposed to many items from the other building trades.
A glance at Table 5.11> the year 1930/81 would make one
believe that electrical works have a lower percentage
backlog which may be attributed to other factors
including that none of its materials do not need to be
requisitioned from Supplies Branch. But the backlog
continues to grow and finally the electrical trade shows
the biggest percentage in 1933/84. The percentages
show that the electrical trade performs just as bad as
the building trades. Except for the slightly high
percentage for capentry (Machakos Road), electrical has a
very slight edge over plumbing which has got most of
its materials classified. The’Park Road averages at
table 5-12 on the other hand show that the buildings
trades have an edge over electrical. So it can be
concluded that even the frustrating processes of the
Supplies Branch do not significantly contribute to the
inefficiency inherent in MOWH&PP Nairobi province.
Inefficiency is derived in part from lack of creation
of lead time which s an iImportant aspect of day-to-day
maintenance work.

The i1nterviews held revealed that more attention
is paid to newer jobs. IT a job is reported and materials
ordered for 1it, i1t is unlikely that the materials will be
used for the job. The practice is such that If a new job
is reported and this report comes simultanously with
materials that were ordered for an earlier job, the

materials will be used for the new job and even no
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no replacement order may be made so that the pending

jJob will pend indefinitely. Bampton”™ has stated that
something over Oy of all maintenance jobs can be
regarded as not requiring immediate attention. This
provides scope for greater control and organization.
Advantage of this opportunity is not taken such that,
when a job is reported all work instructions are

dumped in a pending tray if It is not executed the same
dayfwithout any classification as to priorities (plate 7). There
is only one work instruction sheet and before materials
are available it will be pended by the supervisor of
the area in question. Generally the supervisors are
very busy assigning duties to artizans and running to
sites, sometimes at short notice so that they have very
little time to prioritize the works and prepare execution
schedules for them. It is therefore necessary to have
the planning and control unit which will group the works
according to priorities and locations, monitor the
delivery of materials and inform the supervisor
accordingly when he should avail the operatives for
execution.

The transport handicap is attributable to the
beaucracy (long procedures for purchasing spares) and
the placing of this responsibility in the wrong hands.
According to one head of department, the office
superintendent who is in charge of transport does not
seem to trust the mechanics who work under him so that

he is always suspicious of their requests for spares.
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Oae supervisor said that they are just managing because
the majority of artizans have some degree of dedication
to duty and walk long distances at times carrying
delicate glass sheets, block boards and even heavy tins
of paint. At times occupants offer transport. However,
it is common knowledge that fuel costs have been rising
rapidly since 1973 and hence the need to rely less and
less on vehicle transport. MOWH&PP should rethink about
the boundaries set in 1980. Until a ministerial directive
during one of his tours of government estates and depots
in 1982, Jogoo Road Phase 1 residents had to report their
defects to Park Road more than five Kilometres away
while Embakasi Depot is actually situated iIn the estate.
Park Road has still to travel about fTive kilometres to
the city centre when Kenyatta International Conference
Centre (KICC) is a fully fledged depot with all the
necessary Tacilities and located within fify metres of
Harambee House, Lands Office, Sheria House, Attorney
General’s Chambers, Law Courts, Jogoo Houses, Treasury,
Herufi House, Police Headquarters, Parliament Buildings,
Old Treasury and Government Printer. These are
multi-storey blocks with a lot of minor maintenance works
from time to time and the switching of their maintenance
from Park Road to KICC would result into great savings iIn
travelling time and costs (plate 8).

e It can be noticed from the backlog table 5-3 that
Kahawa depot has the poorest record. The poor records
are attributable to the fact that Kahawm works the leaso

hours. Kahawa i1s situated about sixteen kilometres



from MOWH&PP Shauri Moyo camp where most of its staff
reside. It has been an old practice to transport the
workers to and from Kahawa everyday. When the depot
had a lorry on the road it was easier but all the same
work could not start iIn time. At present the depot
operates a 16 - passenger pick-up which must transport
more than 100 workers every day. The amount of fuel
involved is very costly. Then it is not until about
10,00 am that work may be allocated to the artizans.
They have to leave early so that the vehicle may be
kept by 5.00 pm as required by the government.

The Kahawa case therefore demonstrates the need
to have a "mall”™ in large establishments. The
"mailing” concept involves the i1ncorporation of a small
workshop, store and maintenance staff quarters in every
large establishment of say a given number of units.
The maintenance team then becomes part of that community.
It should create cordial relations between the users and
the maintenance team. Transport costs would be reduced
to a minimum so that one vehicle can serve many of these
communities by just transporting materials from the main
depot to the community store. The communities that
deserve these "malls" are Administration Police Training
College, Embakasi, General Service Unit Training College,
Embakasi, Embakasi Village. All these are more than ten
kilometres from the depot that serves them. The others
are Kenya Institute of Administration (KIA), Kabete
Veterinary Laboratories, General Service Unit

Headquarters, National Youth Service, Co-operative
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College, Karen, and Langata Barracks. Some of these
like KIA and Langata Barracks are sub-depots but the
workers have to report to the main depots before being
transported to the sub-depots and this takes too much
valuable time. There 1is therefore the need to move
depots nearer the concentration of building and creating
"malls™ in large establishments.

Although lack of materials and transport are the
only reasons that are listed as the causes of
outstanding works, the studL noted that there is a lot
of wastage i1n the use of the existing manpower. A
random check on the work iInstruction sheets showed that
the works last between 1-3 hours with the majority-
lasting about two hours. Apart from not being able to
confirm the reliability of the durations entered by the
artizans it was discovered that in only 22 out of 100
cases did the artizans handle more than one work
instruction in a day and none of them totalled more than
five hours. A generalization can therefore be made that
non-productive time for nearly SOfo of the workers
disregarding the obvious non-productive time like
travelling to site, getting out tools etc is more than
60$ (plate 9).

Whereas it could be said that lack of adequate
transport could be a contributing factor to this high
non-productive time because the workers cannot be
shifted from one site to another, it is generally due to
lack of introduction of delay time to give room for

organizing and planning and then grouping works
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according to locality. The scarce transport’s usage 1is
not carefully planned so that one could find a gang of
electrical trades artizans travelling iIn one vehicle
and building trades artizans travelling in another and
in the end the vehicles come to one site. The idea of
this wasted fuel may not strike a supervisor who is only
interested in clearing works that fall within his
jurisdiction. There is need to train him to understand
the high costs and ineffectiveness of ad hoc maintenance,
to understand that a missiné or defective internal door
lock must not necessarily be made good the same day and
may be pended and that probably within fourteen days
there will be other requests from the same area and that
economies of scale may now warrant that a vehicle and a
team of artizans can move to that area and work on the
problems affecting that area for a whole day.

But probably the worst undoing of the ministry is to
demotivate its workers which definitely must have
contributed to the low level performance. Bampton has
demonstrated how through work study based bonus schemes
productivity can be enhanced. In his illustration
productivity was increased by nearly 30%. In MOWH&PP
apart from the absence of such a scheme the artizans
are at times seen not to be getting just rewards for the
their efforts. There are over 100 artizans (Kileleshwa
alone has 45) who have attained minimum grade three trade
certificate or higher but are still employed as
subordinate staff. Some of them have held these

certificates for more than three years and work
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independently and yet they continue to draw labourers*®
salaries. The provincial maintenance office should
lobby the head office so that this group may be
promoted. But the provincial maintenance team Iis
composed of maintenance surveyors who feel equally
frustrated. It is a team of young University graduates
who joined the ministry with vigour and hope of working
for results and commensurate financial rewards. As it
stands right now after ten years of service and with
acquired experience and advanced training all of them
except one are still iIn the job group they entered the
ministry. The whole maintenance team 1is therefore
frustrated so that i1t iIs possible they could sit back
and watch things go out of hand without showing the
necessary concern. The upper management must therefore
look into and accord the members of the maintenance team
their rightful grades and the commensurate financial
rewards to give them the minimum of motivation before
the higher level bonus schemes can be thought of.

Noting that financial rewards would not be enough
motivation, the upper management must bear iIn mind that
this young team would get a lot of satisfaction from
improved performance and that the provision of adequate

finances might be enough challenge for them.

Consequential Losses
Consequential losses are losses attributable to the
long procedures that have been established to regulate
the operations of an organization. On the other hand

these losses may occur not due to the procedures but
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due to ineffective management. Long procedures 1is a
sickness of bureaucracy and it causes a rigidity such
that just actions may be condemned as being out of
procedure. In adhering to the long procedures a lot of
time is wasted thereby culminating into financial
losses. Generally, decisions are suspended until the
top and responsibility and accountability is spread
along the chain so that the source or cause of the
losses i1s In most cases clouded.

In MOWH&PP losses that can be attributed to the
long procedures and ineffective management can generally
be classified into two categories:

) long-term; and

an) short-term losses.
The long-term losses accumulate gradually over a long
period of time and it may not be easy to notice or
quantity them. A building is always iIn a constant
deteroriation motion whether it is constantly repaired and
maintained or not. However, the degree of deteroriation between a
regularly maintained building and a neglected one vary. Neglected
buildings deteroriate faster and would need to be replaced earlier than a
well maintained house. The physical survey indicated that
government buildings are not well maintained and as such
deteroriating at a faster rate than normal. This
represents a huge capital loss to the government which can
only be realized in the long run.

The study learnt that in times of scarcity of funds
the ministry tends to lay more emphasis iIn carrying out

repairs rather than redecoration. Most affected are
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are MCWH&PP direct labour especially the painters roost
of whom were found to be idle or engaged in other
duties like demolitions. But MOWH&PP due to its
inefficiency have not been able to realize this labour-
on-cost element and have continued to let most of the
painting jobs to outside contractors most of whom are
very inefficient and ineffective. The end result is
that large sums of money is paid to underutilized
labour while at the same time paying for poor
workmanship and the administrative costs of keeping
contractors on site for too long. The poor workmanship
would have to be made good at extra cost sooner than
should have been necessary. In the long run these
costs will grow®™ and would not be commensurate w"ith the
total work done to the buildings during their life-time.
The short-term losses include water overflows and
burst pipes that cannot be repaired immediately. The
figures attributable to these leaks could not be
easily obtained but cases where the ministry pays the
City Commission for wasted water are numerous. However,
the most glaring losses that can be attributed to the
ministry’s bureaucracy and ineffective management are
the abortive rents paid for vacant houses awailting
handing over to their owners after the expiry of their
leases. The government rents property from individuals
and organizations and at the end of the leases the
government is supposed to hand them back in good and
tenantable condition. Table 5*13 shows how long some

premises have had to stay vacant and the abortive rents
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DURATION PREMISES®™ VACANT EXTRA RENT PAID
MONTHS KSHS.
n 1 60,500.00
11 1 77,000.00
23 196,000.00
27 327,483.85
10 75,483.75
5 33,250.00
14 84,000.00
~ 0 263,700.00
6 325,325.00
14 72,000.00
17 93,500.00
- 1,613,242.600

Table 5-13 Extra Rents Paid Due to Delay in

-Handing over Rented Premises

April 1981-1984

Source: File No. 41/55/41
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The reasons advanced fcr these delays are:

©O) burglary;

(arn) lack of accessibility to some premises;

(ii1) insufficient funds; r

(av) landlords not availing themselves for

handing/taking over;

W) slow contractors and poor workmanship;

(vi) landlords not accepting amount offered.
The housing section informs the PWO to repair and
redecorate buildings for handing over by a given date.
The occupant is also informed of the expiry of the
lease and given alternative accommodation. The occupant
should then inform the PWO when he is vacating so that
he can be inspected out of the building after which the
PWO starts to carry out the necessary repairs. During
this period the ministry continues to pay rent.

Burglary arises when the occupant vacates the
the premises and fails to report this to the ministry
or he may still report but the ministry fails to provide
security for the premises. On the part of the occupant
not reporting his vacation it can be argued that quite
a number of civil servants do not know many procedures
except for those related to their jobs. Some may
not know where to report when they are vacating premises.
Some may know but due to negligence will take a day or
two to take the right action, by which time burglary
will have taken place. The second reason advanced by

the ministry as fTailure to get accessibility to some
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premises testifies to this fact of civil servants who
do not know what to do in given situations. This calls
fé? mass education of occupants by providing write-ups
on the "do"s and dont’s"™ as far as their occupation of
the premises is concerned. IT this is not in the form
of a manual then they should be brief notes framed and
hanged to the wall.

However, section L 10 of the Code of Regulations
states that the proposed date of vacation should be
notified to the MOWH&PP authorities by letter. Failure
to comply should be viewed as negligence and therefore
such occupants should be responsible for the costs
arising from such burglaries. Investigations revealed
that no surcharges have been levied on such occupants.
In the case where the occupier reports but the ministry
fails to provide security in time, it has been very
difficult to pinpoint the source of breakdown because
responsibility and accountability is dissipated among
the officers along the chain. The housing section
passes the buck to the PWO when there are queries on
delays. The PWO then checks with the PMS who will pass
the buck to the security officer. The security officer
pleads lack of enough watchmen and the matter is back
to the head office which 1is responsible for recruitment
of staff.

MOWH&PP Nairobi province should not plead
inadequate funds in this case. They are aware of the
consequential financial losses (short term) that are

likely to occur if a building is not handed back
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in time. At least in any given year the fTunds allocated
are always sufficient for such buildings. Handing over
of buildings should therefore take priority over other
jobs that do not pose any threat to Eosses. The

balance of funds can then be directed to other jobs like
roof leaks, burst pipes with other painting works at the
lowest level of the priorities. Property owners who

have not identified their new tenants have a habit of

not availing themselves for taking over of their premises.
In such cases the ministry should inform the landlord by
registered post the date for handing over and that ig the
landlord fTails to appear the ministry will abdicate
responsibility pertaining to rent and security of the
premises.

We have seen how slow the contractors are. They may
escape with poor workmanship in government owned buildings
but not with rented property because landlords are
particular about quality. It was due to the quality of
workmanship required of buildings for handing over and
the time limit factor that the ministry opted to negotiate
such jobs with African contractors. Most contractors did
good jobs but a minority of them still proved iIncompetent.
Negotiation of such jobs however came to a standstill in
1981 when the Chief Secretary decided that negotiations
had served their purpose and should be no more.”™ This
was the beginning of the huge backlogs of buildings for
handing over. Two buildings which stayed vacant for *-7
and 28 months before being handed over date back to this

period. Such jobs therefore need to be negotiated with a



few African contractors whose performances have been
ascertained to be efficient and effective.

Earlier on in 19&0 the Chief Superintending
Architect (Maintenance) had proposed that instead of
engaging contractors, time and money could be saved by
paying off to the landlords the costs of repairs and
redecoration. His argument was that there would be
savings in that the preliminaries would not be paid and
money would not be tied down in the form of provisional
sums. The other saving would be repair and redecoration
period. This method is now widely practised but the
delays continue to exist. First, the documents leading
to the paying off of landlords follow the same channels
as those of contractors and some landlords do not sign
until they have received payment. Secondly MOWH&PP
rates are generally on the lower side of the market
rates hence some landlords do not accept the ministry®s
offers. Furthermore, some landlords insist on being
given an allowance repair and redecoration period in
terms of rent equivalent to the period. IT some
landlords are given this allowance while some are not
given then uniformity is lacking. It also defeats the
third aim of this method and if there are no appreciable
savings then the ministry should think of its duty of
building an African based construction industry by

negotiating these jobs with competent African contractors.
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So MOWH&PP has failed to satisfy the occupants
that it serves by keeping the buildings under its
responsibility in a sound state. The ineffectiveness
is due to lack of adequate funds and poor organization
INn the use of whatever is allocated é% them, as Daft
puts it, the ability of an organization to function
efficiently depends upon the authority structure.l”
As shown, the authority structure in MOWH&PP, both at
tne headquarters and Nairobi Province are defective
because service departments are on the same level of
authority with implementing departments. In Nairobi
province, it is even made worse creating room for
dissent by placing a senior superintendent of buildings
(senior In rank to provincial maintenance surveyor)
under the provincial maintenance surveyor. This
inefficiency is however not only in MOWH&PP but the
whole civil service as the Chief Secretary noted recently
that the inefficiency is due to lack of committment to
duty and the chain of command system."11 The chain of
command system could cause lack of committment to duty.
On the other hand it could be caused by lack of
motivation. Inefficiency in MOWH&PP can also be
attributed to the centralization of authority. As
potrayed the burden of the work Iieslon the middle
managers (PWO,PMS) and yet they do nbt have authority
to make some iImportant decisions. So the failures of

Nairobi province are not wholly theirs. The head office

has contributed to some of these failures.
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The ministry has also failed to set standards or
goals at which to aim and making realistic long-term
and annual programmes to achieve them. Even short-term
programmes are lacking. Long and unnecessary procedures
also contribute to the iIneffectiveness. It 1s duplication
of duty to have contract documents vetted by quantity
surveyors in the province and then forwarded to the head
office for vetting by other quantity surveyors of the
same qualifications. Major maintenance funds should be
allocated to the province in tw/o halves to enable the
province effectively plan its spending as they are more
conversant with their priorities. Contract conditions
should be adhered to so that inefficient contractors now
registered with the ministry may be disciplined or
deregistered. However, the ministry should at the same
time involve itself more in the training of contractors
to improve on their understanding of the sub-industry.
In the execution of minor maintenance works, there should
be more emphasis in prioritizing jobs and creating a lead
time to enable planning more economical use of labour,
time and transport resources. In this respect there 1is
need to train the supervisors to understand the
intricacies of maintenance as their training has been
geared to development works. Motivation 1is also
lacking in that the artizans and the managers mark time
in their job groups for periods longer than necessary.

However, what was found to be most serious with
MOWH&PP 1s the absence of a self-evaluation system.

It operates a rather ad hoc system so that there 1is no
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use of records to learn about the past and make
predictions for the future (plate 10). There is threat need for
the ministry to examine most of its procedures and

make iImprovements where necessary. By altering methods
and procedures, it may be possible to gain as much as
25% improvement in productivity. As a whole the
self-evaluation system should commence with the
establishment of a technical iInformation system
(manuals). These can help reduce the direct costs of
maintenance and the indirect costs which result from

lost production, TfTaulty output and consequential losses.
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Plate Is MOWJ&PP Shauri Koyo Estate. Leaking
pipes created conditions for biological growth on this
building in the MO7/B&PP Shauri Koyo Estate. This
indicates lack of effectiveness in the ministry"s
building maintenance operations.
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Plate Il: Government Quarters, Jogoo Road Phase 1.
Walls stained by leaking pipes potraying lack of care
for government buildings.
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Plate 1I111: i"OWH&PP Estate Rhauri Koyo, Nairobi.
House knocked by a public service vehicle over two
years ago. Accommodation is largely inadequate and
such losses should be curbed by iImmediate repair and
claiming damages from the vehicle coi.pany. This
indicates the lack of a maintenance policy that 1is
compatible with national housing policy goals and
thereby underlining the conclusion of this study that
maintenance as an essential service iIs yet to oe
rccorgnized.



Plate 1V: MOWH&PP Shauri Moyo Estate.
A communal toilet. Manhole filled with stones and
surrounded by foul water. »C pans are broken and
blocked with faeces all over the floors. The health
of the users of the users of this facility 1is
endangered. This shows that the ministry is failing
to comply with even the lowest standards that may be
interpreted from the Public Health Act Cap 242 Laws
of Kenya.
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Plate V: HG 58, State House Road. TMs
building is an eyesore 1iIn the midst of beautiful
bungalov/s, flats and maisonettes iIn this high class
residential area. Shovw/s lack of care and standards
not being compatible with the surrounding. The
management should also ask itself It i1t iIs more
economical to continue maintaining it.



Plate VI: MOWH&PP Kachakos Road Yard, Nairobi.
Vehicles play an important role in building
maintenance operations. The grounding of these
vehicles, all of which are serviceable has largely
contributed to the ministry"s ineffective performance
in building maintenance.
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Plate VII: Work allccattion office. Machakos
Road, Nairobi. Work instructions bundled in a
“"pending tray" instead of being filed in a proper
manner to allow for planning their execution.
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Plate VIII: The Old Treasury and Kenyatta
International Conference Centre (KICC). Cost growth
not appreciated by MOWH&PP. Other than the need to
repair the down pipe the wall will have to be
painted. The Old Treasury is maintained from Park
Road, more than five kilometres away and yet KICC
only three minutes® walk away has a full fledged
depot. Other than the Old Treasury there are about
ten multi-storey buildings within walking distance
from KICC but maintained from Park Road thereby
resulting to unnecessary transport costs.
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Plate IX: MO77H&PP Machakos Road / Nairobi.
Picture taken at midday. Artizans not adequately
deployed due to lack of materials and transport.
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Plate X: Costing Office * Kachakos Road,
Nairobi. Costing records loosely slipped into
folders and iInto the pigeon holes making
retrieval of information difficult. Apparently,
this WLiiforaation is never analysed.
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Piste XI: HG 5" State House Road. Electrical
rewire done more than three years ago but not painted.
Lack of cordination between the electrical and
building maintenance units.
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Plate X1l: T"ombasa House, government rented
offices for IDA/IBBD. Most of the transactions
conducted here involve World Bank officials. Other,
than the floor not conforming to the prestige
(standards) commensurate to the nature of its
business, its uneveness is a danger to its users.
The ministry pleaded lack of materials to repair
the floor and yet funds are returned to the Treasury
at the end of every year. The picture shows lack
of setting standards compatible with the activities
of the building and failure to plan execution of
identified or reported work.



CHAPTER SIX

SUMMARY CONCLUSIONS AND RECOMMENDATIONS
Summary

In examining the effectiveness and efficiency of
the ministry of Works, Housing and Physical Planning in
organizing and executing building maintenance works it
was necessary to first of all place the built
environment iIn society and examine the role that it
plays. The built environment is central in tQF
production of man®s wants and needs like rest, goods
and services that are necessary for his continued
livelihood and the future generations to which he owes
responsibility and accountability. The built
environment represents a colossal amount of capital
investment and hence the need to give great consideration
to i1ts maintenance. It is also a source of pride for a
community depending on its status.

The study has gone on to note that despite this
central role, colossal sums spent on putting It up and
the pride it gives a community, its maintenance leaves
a lot to be desired. The paradox of this is that the
provision of the built environment has failed to match
the growing Kenyan population at 4-f$- It 1s a paradox
because the failure to meet the growing demand should
have been an incentive to preserve Whatever is already

in stock. The paradox is a reflection of the failure

to appreciate the long term gains £hat would accrue
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from building maintenance. The study therefore goes
ahead to state that i1t is iImportant to maintain our
built environment if we are to realize greater value
for this capital debt. It shows our appreciation of
our iInvestments* worth.

Building maintenance 1i1s a science whose management
employs management principles of planning, organizing,
directing, controlling and evaluating the performance
achieved against the set objectives. A maintenance
organization must therefore set i1ts practices with the
gains to be achieved very clear to the organization.

It muct therefore set its objectives and work out a
plan of achieving them.

MOWH&PP must be having its set practices and it is
these set practices and structure that this study was
interested in evaluating their suitability to the
organization’s objectives. Do the results achieved
through these practices potray effectiveness and
efficiency within the organization? The practices of
MOWH&PP are compared against a model organization and the
extent to which they deviate from the model are discussed
in the light of the results achieved by the ministry.
The study 1is restricted to the ministry’s Nairobi
province.

Although very little study has been done in
building maintenance in Kenya, the developed countries
have set a lead and i1t i1s clear from these studies that
the production technology of building maintenance is the

same and there are only minor variations due to the size
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of an organization. In the main all organizations
strive to satisfy the consumers, in this case being the
occupants/users of buildings. This satisfaction is the
measure of effectiveness. Organizations must also
strive to be efficient in their drive towards
effectiveness by using the resources at their disposal
in the most economical manner. Efficiency will be
derived from the nature of the structure and processes
in the organizations. The structure and process must
be suited to the tasks facing the organization.

MOWH&PP maintenance department must therefore act
as an advisor to the top management, set up the
framework within which i1t operates and then be able to
evaluate and appraise its performance. It roust also
have a balance between planned and unplanned maintenance.
A positive looking maintenance organization should be
aware of its workload and hence the need to set standards.
The required standards of maintenance should depend on
how much the failure to achieve the set standard will
affect the objectives of the users-of the building. Not
that the standards expressed must be achieved but that
its expression is a major benchmark towards effective and
efficient execution of maintenance works as it provides a
basis for control which is a rule for an efficient
organization. Failure to achieve the set standards will
only act as stimilus to ask why the standards were not

achieved and then a reorganization may be effected in

order to achieve them.
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After the standards have helped determine the
workload, the workload s now weighed against the
resources available and then long-term, annual and
short-term programmes can be prepared to guide the
execution of the works. Execution will then be carried
out either through direct labour or contract labour.
Whichever method is chosen it must show advantages over
the other. Indiscriminate tendering gives rise to low
prices and hence poor workmanship and waste of resources.
It iIs therefore recommended that a standing approved list
of contractors b% maintained. It 1s also recommended that
the employer should have the last word iIn determining
which tender should be accepted because the lowest tender
is not necessarily the best. The processing of tender
documents should not be allowed to intefere with the
programme already prepared. Similarly the payment system
should not hold the progress of the works.

The basic problem in executing works through direct
labour organizations is to ensure that all the various
trades and materials are on site at the correct time and
that the client is inconvenienced as little as possible.
This requires planning which involves correct sequencing
of activities and good estimation of their durations.

A bar chart may be used in this phase as a tool for
controlling the progress of work. Day-to-day maintenance
flow in at irregular and unpredictable intervals. The
use of records should help here to determine their
frequencies and types for analysis and organizing how

to carry them out efficiently. A lead time and a priority
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list should then guide in organizing how to execute
the works. A work order system is used at this stage
to control and regulate work iInput.

To ensure availability of materials in the stores,
the organization should first assess its store needs
in relation to its workload and types of jobs. It is
important that materials should be available as and
when required for execution of urgent repairs. These
stores will need to be checked regularly to detect any
errors in inventory records and obselescence or
deteroriation of materials. The study then lays
emphasis on how the organization should measure its own
performance and also the relative performance of
alternatives methods of execution like direct labour
and contract labour.

MOWH&PP Nairobi Province is part of a larger
organization and large in size and must of necessity
rely on formalization of procedures so that it can
use impersonal means of control. With the five depots,
the province should ideally have a structure that 1is
geographically decentralized and since the work is
carried out iIn the depots as much authority as necessary
should also be decentralized to enable faster decision
making. The decentralized authority should be
accompanied with accountability so that officers become
responsible for their actions or ommissions rather than

hiding behind other officers which iIs common with

centralized systems.
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Records show that the maintenance unit is under the
Chief Architect’s office in the architectural department.
The maintenance unit is however now combined with the
housing section with i1ts head reporting directly to the
permanent secretary. MOWH&PP Nairobi province is under
the control of the provincial worxs officer (PWO) with
the maintenance unit forming a department headed by a
provincial maintenance surveyor (PMS). The structure is
seen not to be suitable because a service department
like contracts and quantities units head is on the same
level of authority as the PMS. A component unit like
electrical and mechanical services iIs separated from
building maintenance unit and may result into some
activities being carried out without necessary
cordination. The province then branches out into five
depots which are headed by sub-professionals whose
training was mainly geared towards development works
and do not understand the intricacies involved in
maintenance works.

The ministry categorizes its work as:

) major maintenance works,

an) minor maintenance works,

(iii) maintenance of essential services.

Major maintenance works are those which cost more than
KE2,000. They are identified by the PWO and programmed
for.execution the following yesr. Minor maintenance
works are those which cost less than K£2,00C and are

mainly the day-to-day requests from occupants.
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Essential services also fall under the major and minor
categories as discussed. The ministry has not set any
standards and operates a contingency system so that many
defects are likely to exist for a very long time before
being made good. The annual programmes are not prepared
properly and there was no evidence of short-term programmes.
MOWH&PP Nairobi province was found to be having a
poor integration due to lengthy processes. The
administrative system is slow iIn transmitting
information down and up the hierarchy thereby having a
poor vertical linkage. Departmental heads meetings as a
means of iIntegration have been lacking in positiveness.
The same issues tend to be the centre of discussion in
these meetings without any evaluation being done on the
success or Tailure of the previous meetingsl resolutions.
The ministry employs contractors drawn from a list
of approved contractors that it keeps. The contractors
are however not put to appropriate scrutiny before
registration so that quite a number of them perform
below par. Acceptance of the lowest tenderer unless
the tenderer withdraws even when it is underpriced is
dangerous fTor the ministry. For major jobs the PWO
has to apply for funds from the head office. The head
office and more so the Chief Quantity Surveyor’s office
is far away from the occupants and have no feeling of
urgency for any of the jobs and may as well interfere
with the programmes prepared by the province. The
tender processing and payment systems are long and

cause unnecessary delays. Laxity in the application of
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clauses 25, 26 and 27 of the contract agreement was
found to be rampant in the ministry.

i Minor maintenance requests are received and
recorded in a Work Instruction book before it is
transferred to a Work Instruction Sheet. The sheet is
then allocated to an artizan by a supervisor. The
work order system for the ministry was found to be
defective in that the work order sheets do not have
provision for important information like priorities to
be assigned each job and estimated and actual labour
hours. There 1is also no lead time which iIs essential
for planning execution of day-to-day maintenance works.

All purchases of building materials are done
.centrally for all depots by the Divisional Supplies
Officer stationed at the provincial headquarters. The
procurement of materials is also plagued by the rather
long and discouraging procedures which consume much
valuable time. Further, many "trialist” suppliers hold
onto orders placed with them for too long, and at times
failing to supply materials completely. The ministry
also does not act fast enough to cancel these orders if
the suppliers fail to deliver the materials within the
stipulated time.

The study found out that due to the deficiencies
in the structure and practices in MOWH&PP Nairobi
province, government buildings have very many defects
some of which have been outstanding for many years.

The users of government buildings are therefore

generally dissatisfied with the maintenance department®s
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The backlog iIn minor maintenance works

continues to grow every year with one depot being able

to attend to only 157x of the requests in 19&2/#3.

Contracts also In most cases overrun their scheduled

periods with some overlapping into the next financial

years unnecessarily while others remain unfinalized for

even more than three years.

Other than inadequacy of funds the poor performance

is a result of overcentralization of authority in the

head office and the failure of the provincial team to

put into use the accepted maintenance management

practices:

@

there are no objectives/standards set by
the ministry;

the ministry is not aware when various
elements in buildings would require
replacement so that they can plan their
inspections and replace the elements in
time before they can cause further damage;
repair works carried out in many of the
rented houses tiiat have been burgled could
have been avoided. Requests are also
attended to without regarding if the defect
is due to normal wear and tear or the
occupant®s carelessness. The study did not
however find out if some of the repair works
are due to design or constructional faults
and whether the remedial measures are

appropriate;
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av) the ministry does not cost work before
operatives move to site. Estimates are
however, prepared for major maintenance
works fTor the purposes of applying for funds;

~) no work study has been done to enable the
fixing of start and finish times for
individual jobs so that the works can be
planned at times iIn relation to user
activities;

i) the continued employment of ineffective
contractors when direct labour 1is
underutilized is an indication that the
merits and demerits of the two methods are
not appreciated by the ministry; and finally

(vii) the ministry has got no formal systems for
feedback of information on progress so that
actual costs and performance can be compared
with those predicted and remedial action
taken if necessary.

The fTirst objective of this study was to analyse
the ministry®s current maintenance management practices.
An attempt has been made to analyse the practices as
much as possible. A study of "organizing"™ should
adequately cover the placement of human beings in the
system. The positions of the provincial works officer,
provincial maintenance surveyor, provincial quantity

surveyor and others have been discussed.
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However, the quality and quantity of the total manpower
requirement for the province has not been adequately
discussed. It was not possible for this study to discuss
these aspects of manpower because it was not feasible
to determire within the available time the province®s
total workload and break it down 1into sub units
corresponding to the various cadres of manpower. It is
however hoped that future studies may take up this
aspect and discuss it adequately. Also not discussed
along the manpower line is the nature of training
appropriate for the various cadres of staff especially
the technicians, clerks and operatives.

The second objective was to determine to what
extent the ministry"s practices deviate from or conform
with the model and the shortcomings that may be
attributable to the possible deviations. The study has
highlighted the deviations with the short comings
attributable to them being seen in the poor condition
of buildings, user dissatisfaction, a growing backlog,
contracts overrunning their scheduled times, and
consequential losses discussed in chapter five. The
shortcomings reflect failure to achieve some benefits
which ought to have been gained by the organization.
Lee™ has classified the benefits to be gained as
financial, technical or human. He further says some of
these benefits are difficult to quantify but some
attempt should be made to express them in money terms
so that the analysis can be as complete as possible.

This analysis has not been fully accomplished by
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the Swiidy and it is hoped future researchers may be
able to quantify the benefits that the ministry’s

Nairobi province has not been able to gain.
Conclusions

In concluding, this study will attempt to answer
why government buildings are neglected and left to
dilapidate at will. The answer may seem obvious,
namely, lack of adequate funds and failure to apply
accepted maintenance management principles. But then
why are funds so inadequate to the extent that at one
time there is a short-fall of about £0%$? Or why are
the accepted principles not applied? There is
therefore only one major conclusion. We have not lived
with the permanent building long enough to learn the
importance of keeping it In a sound condition. There
has been no conscious comparison of the life span of a
well maintained building and that which is not regularly
maintained so that the general assumption is that once a
permanent building is put up, It Is indeed permanent.
The building’s condition is taken for granted despite its
central role iIn man’s life and the pride that it is
supposed to give the owners and the community. The
deteroriation of the condition of a building is very
slow and realizing the leng-term loss associated with its
characteristic "slow death”™ comes late and some times 1is
not realized by the owners. This attitude is therefore
wide spread and the policy makers in the government

would seem to have the attitude too.



The maintenance of KE 500,000,000 worth of government building
stock does not seem to be appreciated by the policy
maLers. They have provided the funds for building it
up and iIts care is not as iImportant as putting it up.
It is this attitude that has resulted in the Treasury
uno“"erfunding building maintenance activities.

IT the above conclusion holds water”~then it can
be concluded further that since the maintenance of
buildings i1s taken for granted then the persons
reponsible for their maintenance are also taken for
granted. It is the conviction of this study that this
conclusion is logical because how else can the
stagnation of the maintenance surveyors be explained.
.The first two maintenance surveyors joined the ministry
in 1974 in job group "J'. The next ten joined the
following year with another lot cf eight joining in
January, 197$% all in the same job group. The first
maintenance surveyor went for a post-graduate course
(MSc Building Maintenance Management) in 1979 and on
his return in 1930 was promoted to job group "K'. The
second lot of five went for the same course in 1930
and returned the following year. Theilr request fer
promotion to job group "K' seemed to have sparked off
problems as someone argued that it was wrong for them
to have been employed in job group "J". It culminated
into a series of events including their demetion to a
lower job group and stopping their annual increaments

which were only lifted in October, 1934 when they were

“"promoted”to job group "J".
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In the meantime;their contemporaries who joined the
ministry or ether ministries at the same time are two
or three job groups ahead. This treatment is directed
to a team that is charged with looking after a capital
investment of K£500,000,000. Naturally this Kkind of
treatment may deject even the hardest worker and their
morale may be subconsciously lowered to its lov/est.

But people also work for results. They would
achieve some degree of satisfaction iIf the work they
do is progressive. The inadequacy of funds therefore
seems to be growing at the same rate as the
dissatisfaction or the seemingly down-going morale and
the combined growth may well be the cause of the
-.growing ineffectiveness. It is not to be forgotten
that even at the lowest level many of the subordinate
staff have made great efforts to learn various trades
with the ambition of both working more satisfactorily
and getting a commensurate financial reward but failing
to get considered for promotion. The lowered morale
should therefore be the answer to the reason why there
exists no technical manuals, no standards, no long-term
programmes, poorly prepared annual programmes, no
short-term programmes, no evaluation of performance by
use of existing records. Initially after return from
the post-graduate studies the maintenance surveyors
were enthusiastic and even a maintenance operations
manual was prepared. It has neither been approved nor
rejected. Also prepared was a new format work

instruction sheet with adequate information for analysis.
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When the initial copies ran out about two years ago no

effort has been made to print more.

Recommendations
In the light of the ineffectiveness and the
inefficiency in MOWH&PP, Nairobi province, the study
has come up with recommendations that should help
improve the performance cf the department:

) Educating the policy makers on the
importance of building maintenance. This
would involve the holding of seminars on
building maintenance. It would further
involve an analysis of the performance cf
buildings and the consequences of not
maintaining them regularly. It may improve
on the allocation of building maintenance
funds by the Treasury.

an Restructuring the organization so that it is

suited to its tasks. It would involve:

(@ service departments to second personnel
to work iIn the maintenance department
so that these services are offered from
within under the ccr.trol cf the provincial
maintenance surveyor;

()] relinquishing more decision making to the
province so that programmes of work made
by the province are not rendered useless

by head office processes.
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© relinquishing more decision making to
the depots so that the depots can have
more control over day-to-day

maintenance;

(d the provincial maintenance surveyor
should have a planning and control unit
responsible for making long-term,
annual and short-term programmes for
major maintenance works. The unit
will also be responsible for coordination
with component departments like
electrical and mechanical. A similar
unit should be created under each depct
works officer responsible for planning

and controlling miner maintenance works;

(111) Process reorganization so that the accepted

management tools may be applied. This would include:

(@ preparation of building maintenance
manuals as the base for technical
information system;

(b) determining the standards of maintenance
required for various types cf buildings

or components;

(©) setting up a planned maintenance system

as discussed ir. chapter two;
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(d) preparation of long-term, annual and
short-term programmes as discussed in
chapter two;

(e) making effective use of clauses 25, 26
and 27 of the contract agreement;

() processing all tenders within the
province so that the province may have
complete control over its programmes;

(@) all payments be made at the province;

(h) lead time and priorities be introduced
in the depots to allow for planning and
control of day-to-day maintenance works;

(1) use of records to evaluate performance
and make any necessary changes if the

set goal is not achieved.

The training of maintenance surveyors in
building maintenance management is
commendable. There is, however, need to
train the technicians too on both maintenance
management and technology. The concept of a
multi-craft tradesman is already accepted in
Britain and it is time the artizans are
encouraged to acquire this training, with
commensurate remuneration after completion cf
training.

The ministry should get more involved in the
training of contractors so that they can have

a better understanding of the sub-industry.
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The ministry should motivate its workers

by promoting them when due or merited.

The ministry should encourage the
maintenance surveyors to conduct more

research as these may result into:

(&) Tixing compatible standards for various
building components;

(b) realistic estimation for job durations
and hence realistic programmes;

(c) appropriate incentive bonus schemes;

(d) maintenance information feedback to
designers;

(e) any other positive results that may

enhance effectiveness and efficiency.

Encourage the occupants to understand the
building, its components and the treatment
they require and to be able to carry out some
minor works without calling up the ministry.
In the same fashion,government ministries
could be authorised to make own arrangr-ments

to carry out some categories of minor works.

All future designs for large estates and
institutions cater for a maintenance
workshop, store and accommodation for a

few artizans. |

These recommendations be brought to the

attention of Ministry of Works, Housing and

Physical Planning.
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.C. Chief /crchitcct

A tot luildima
Kxtrir.'-tion eP.Ha'le .LIC 0« KENYA

GchPlovy ~ ——mmm -

SKNEMczriY to incur ¢ hsditurr
ALE No. JWFFFfiyrnp0

IStfK kaa:vy 0 A.LLE .o,

From :— Ths Permanent Socroterxr,
I'-inintiT of WorhA.

Jo:— i-ovirj.al rudldicrpr sfquk.7 O fficer,

Klreistry of Judea, ~\I?.CV:Z.[/

o-jr refckaM . j,$,9/6/M.0JT.Jrd Ajrll.ISSO

Your refer:::.-

You nr: hereby aurhorbedto incur expenditure durinu ihe financial year ...,1579/e0 ..

imoumir- 10 ...*r:2. "2 7 as detailed below in accordance with the Financial

Kc'ulauoiis ¢cf Kenya.

2. The number cf this Author.!;/ must be quoted on ell vouchc:; as the authority for

expenditure epainst the itccifsl specified. Pleare note this .Authority in your vote bool: and
ensure t;::it the expenditure v.hich you incur does rot exceed the amount authorised. You
v.tll be held personally responsible if you
excess ¢l :r: ee.cunts allocated to you.

incur expenditure svitbout proper authority or in

Date ..£«&
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APPLICATION TOR FUNDS
FROM = te*e*(C _

- TO- Clitd .-Ooontt7:S«oveymc /architect,
refVe . » T Trovinon Ministry of Works Y
:j.IVv97o/lo.
DATE: «t J ICO co. Box 026
- «haJune, LU, - Nairobi lr. i:rvoninj\
tla Type of As'eeroent 11b Method of CM'.fACtmgq *
Main Contract f ) Tenders
[__| 5*ib cortracl [ I Negotiation
~ Va'iat;en Order to Contract Ho. 1

| single Teinter Action

J The work will be carried out by Oeparjnuntat Labour*

iy crcatidowfl OF Funds Required D yib fiii Aridit.o .j| hinds on an o«-«joing fID

YEAR j 197CT/CO to :/:

- T

EY CONTRACT

U7 .ro
i
BY MOoWwW
! i
TOTAL -
lu 7.50 1 v L-.17.50
This hreakdown of funds is basrd on the anumplion thif ccnstruitian will <e>»! NO later than 157

The value of work WILL / WILL NOT e*te«d LINJfS. Tender documents ARC / ARf NOT enclosed.

The work WILL / WI L NOT be ereculed as part of a froup Contract. (Oeiele as necessary 1

(P.F. O croup Leader ) ( Chief Quantity Sv»*r>tv 1

"V *man .67 (* )
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CONFIDENTIAL

To
The Secretary.
Registration "Committee.
- -
S r S gngdthsical (W< (ﬁ.
Nairobi.
lhro* Provincial Works O fficer.

Ministry of Works, Housing and Physical Planning.

«1'.0. Box

API LJCATION* FOR INCUSIOX IN THE MOW Il 5, »
OF APPROVED CONTRACTORS'

Address to which all communications should besent

3. Telephone N O .oooviiiiiiiiiiiiiis .

A. Name of Bank

Branch

Name of the Company (Registered under the Companies Act)

APPENDIX G

Form No...................
(For OSicial Use)

Application No.......... .

Date .
L it-,.
L,S

Is the Account held at this Bank in the name of the Company?

Is the Account held at this Bank a Current/Deposit Acco-mt?

(Delete as accessory)

5. Location of

6. Location of Workshop
7. In which Province arc you prepared to work

8. indicate the kind of work your Firm can undertake.

(i) Building
(iil civil Engineering

(iii) Roads’

Ov) Electrical
(v) Plumbing® ...
(vi) Sewers" L
(vii) Carpentry and
(viii) Painting ...
Cxi

fx1

«Conn*.-*,, | Mjirt a,, ioduiwi, MIn U He,Jot cl Ckctiiul. riur.S--mjs-, .,

state the \HEM Work

you arc prepared to

undertake.

Sh.
Sh.
Sh.
Sh.
Sh.
Sh.
Sh.
Sh.
Sh.
Sit.

ante* a conor IS-tr eyinM | kmcM.
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2

9. Give the rimes of two persons whom references can be obtained. (References from Parloers or

Relatives arc not acceptable.)

(a)Kamo...

3 I =N -
COCCUPALION OF ProOfeSSION ittt

[ L I N L LT PP PP EEN —
Address ... P OO
OCCUPAtiON OF ProOfeSSION oo ettt s e

10. In connection with your application please complete the following:
(@) Dale of Registration with K.A.B.C.H.C, K.A.A.C. or other Organization:

D AL it Organization ........occoooviiiiiiins cieens

(f>) All applicants should attach copies of Certificates of Registration with Registrar of Companies

(d Arc you an Incorporated Company? Ye*/No.

(d) If so with or without Liability?

(riName of Osvner/s, Partners or Directors: (Applications will not ba considered without 'ids

information).

N an:C o KenyaCitizen.Yes,'No.
N M s Kenya Gtizon. Yes/No.
NAM B it Kenya Citizen. Yes/No.

(Delete as necessary)
(If more than three Owners. Partners or Directors, submit a separate list wv). Oris epphatsca «
(Documentary evidence on Citizenship if Non-African must be aitact.ed to tV\ S-nhca-i.n.'

Do you or any of your Partners have any connections with any other Firm which has or will

submit an Application for Registration? Yes/No.

If yes please give details ..o i L OO PP PRN

(f)Who in your Firm has attended Training Courses? Stale names of Courses, where attended,

when attended, subjects tahen.
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3

(tf) M.** rquipmenl do . : Is it subject to Hire Purchase
where can it he inspected
you own Agreement
Qi) What Transport ts it subject to Hire Purchase

where can it be inspected
do you own

M Do you possess valid T.L.R. pencils to operate these vehicles? ...,

(flHas your Firm at any time been included on la; list o( Contractors of the N.C.C. or a Provincial
Works Officers?

TE S0, GIVE @ tails o e e e e e

(A)Give details of the Contracts you have completed within the last five years:

Place, Project and Contract No. Date Date

L Value . Client
Description of works (if known) en Commenced Completed

©
(«

«
00]

M

(00 .
0) .

Noth— Under the heading of Client the applicant is requested to state the Arcliilcct, Municipality,

Government Department. Organi z a t i o n

L R P PP PP PPTN hereby submit

this application and confirm that all facts arc to the best of our knowledge true and correct. It is clearly
understood that the decision of the Registration Com mittee is Final and that in the event of tion-tcgis-
tration no correspondence will ho entered into.

Signature
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FOR OFFICIAL USE ONLY
CONFIDENTIAL REPORT ON CONTRACTORS
CoNtractor’s Nam € oot
B ank REFEIENCE S ittt e

Personal References........cooocoiiiiininiiinninnnns

rian! Inspected: Location ......ooccoociiiiiiiiiiiiiiiiiiii

Previous Works Inspected: Site...

Reports on Completed W 0TKS oottt
Standard of Work ... J ........
() Concrete W OrKS i

(6) Stone Work
(c) Carpentry and JOINEry’ .o
1) PIASTEIING  ooiieiiiiiiiie it

te) Electrical W orks ..o

COPlumbing Works

(PiDrainage W OorKsS oot e
(A)Painting W 0rKS oo
D) OIET e e

VISile Organization

(1) S PO e

REMARKS AND RECOMMENDATIONS

Provincial Works OB'xcr

Approved (Not Approved by Registration Com mittee.

SECRETARY OP COMMITTEE

CLK It's*-:n—tT/i)
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Amtc 6F
TE\DER REPORT
Fron (G/FE/SB): To (CA tho" QS/PE):
Refs
Date:
Details of \orks
P item lueDor  Description ,0ijo5 Ministry/Ajescy
\Vote Prov No.
Job Dumber Reference(s) R Vote Holder
o CA FE 45 ca rc QM

OO o 4O
Details of Tender

Hame/Address of Tenderer Type of Contract Date opened

D Main cotract

O Su tract Tender ‘mount €
Type of tak Est/Pnua Cost 9
(FPwiIdme] edvhiec 4 Other (Specify) va st 9
Remarks -

Attacht’™d please find a report on tenders ad tte original

schedule of tenders received for the above torka. )

Vau vill rde that tho arount_of the recccortadod tender is/is_net™
ﬁﬁ(aammved estimated total amunt of fuds avail-

_exgess of

able for the vorka.

Tho source of funds Xo? this tender vill bos

] nev Fch timvirgs —gotin-  # Tadditional
cotract + Sun lcn contract & Jgocy ant 1= Huds

A HOW AIIF is/is not™ required prior to acoepting this tender.

Date Signed: Group Leeder/ovir_citl
' Engineer/Sr. Sqat.r l(::l:ildings*
* delote as necessary

Authority to Process the Tender
The tender for tho above vorks
is authorised for prooessi
subject to_the 1séuo of an
vhere required.

Date Si > Chief Architect
ged Prov. nc.*_

Coples: e Y e GF oy Vith enclosures
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O(IC-]-NAE @rmﬁm) Serial No....... .

Name of Contract........coooe oo iiiiiin coiiiins e .
Contract Number ... .

MINISTRY or WORKS SITE INSTRUCTION

Oak of Worki

Date Countersigned ..... HR

o riiil.) I
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MOW »
REPUBLIC 01' KENYA

MINISTRY OK WORKS AM) IIOISINC

Contract No. Order No.

VARIATION ORDER

Name of Contract - J ----------------

T o

Nou arc hereby instructed to execute the following variation on the above contract.

No objection to tin's order will be entertained unless Injyal in writing with the D K. within ten days

from the date of issue to the Contractor.

.19

CFK 2t)«-)0i*-lIrt:
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SITE WEEKLY REPORT

Works Programme |tem No.
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Contracton
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lm GfsrrAi pRoonr.ss
(By Block or I’h.-.sc as appropriate)
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Contract No.
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AIWEX 8:<

CERTIFICATE CF PRACTICAL OKPL.ETICH

Fran:(OR) To: %hefgu Armld itect
ildings Department
Naircbi
Date: (At Group leader)
Details of Works
V? Item Lumber  Description cf Job Mir-iscry/Agency
Vote Prov Ho

Contract Hurber ?:are/AdiretE of Contractor

Campletion ot Huildirc Wors»s
Delete @ or ©®
(@ Tre Contracts Works

() The part of the Works here listed:
are nev lete t© cy satisfaection, sbject to the 1tars
foted overlbat ard are reety 1o be ekl er 1o the Client
Cate - - r-uilding supervisor {MOV cr Consult)

Copiev-tr. of Ke.iler Al ectnc;* vs

The mechanical/elertrical installations on the above works
have been caplete, ad tested 1o ry satisfaction.

H/S Supervisor (VO or Consultant)

vFf of Ret-nt:ar.d S-rw bond
Att: Job S ad Contracts Register Office
The first moiety of the retention ad the surety bond may
nov be released.

Deparimental Representative

ies: building add VE visors
Copi JonSrgaﬁG@ supe
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CERTIFICATE CF PRACTICAL (*1P1ETIN

Fran: OR) To: %I/GEFM Alig‘ll
ildings Department
Nairabi
Date: (At Group Leader)
Details a Works
W? Item Lunber  Description cf Job Mir_istry/Agency
1
Vote Prov 1o

Cottract Number  Kaae/Adoress of Contractor

Ot of Building Wres
Delete @) or (b)

@ The Contracts Works
@® The part of the Works here listed:

ara nov complete to g/ satisfaction, subject to the Itars
Mmtedoverleaf a’.oa'%/reajyto be Fer.dfiwertoﬂECIimt
inistry.

Date Building Supervisor {NON or Consult)

Camprttt.-r of Ko::h’r\cal/tiectricai s

The mechar.ical/elertrical installatitns on the aowe vork—
have been completed and tested t© o1y satisfaction. .

Date W/Z Supervisor (AW or Consultant)

kek 12 or Retertion ac Surety bond
Att: Job QS ad Contracts Register Office
The firs=moiety of the retention ad the surety bond may
rok- be released.

Date Departmental Representative
fes: Building ad I/E . _parvijors
Gop ki ang g ag L 1)
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M.O.WP.P. 121
REPUBLIC OP" KENYA
MINISTRY OF WORKS. IITOIMNG AND PHYSICAL PLANNING
STATEMENT FOR | MINT ON ACCOUNT
CIMIICATI No oo
Contract NO. and D Ate ..ot bt
NAME OF WOKKS .ottt sttt b et Sh e btttk b e bbbt e s bt s b et e bt b e et es bt eabene s
Name OFf CONEIACEOr .......ccooiiiiiiiiiiiieiiet et e
Nr.tc.— In (he preparation of certif.-ales for payments on account (he valuation of work done should be

arrived at by abstracting such items as wholly or partially completed from the Bill of (tonalities. or. in the
absence of the latter, by taking detail measurements of completed wort priced out at rates proportioral to
the Contract Amount These detail I casu emails must be recorded in the books povid-d fjr the purpose,
which shall be kept at the oOicc dealirr wiJr the wort, and carefully checked totals of the various items shall
be ente cd on this Form. The valuation ap searing herein shall be of the work done Tom the eoinmeaccn.ert
nrt from the date of the last preceding payment on account. and. when the work is more than half
completed, is best arrived at by dcdcctim; the value ¢f the work remaining to Ix done from the Contract
Amount. Such procedure greatly minimizes the risk of overpayment.

The valuation of materials on site shall follow that of the svo.-k done but shell be entered and trans-

ferred under a separate heading.

A copy of this Statement must be sent to the Chief Accountant. M .0 .W JI. ar<? P P. for transmission to
the Auditor.

Valuaiion of work done and matcrhds on site for the

67K j~aSs-J/M
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Cin ey o M.OW . 123
STATEMENT FOR PAYMENT ON ACCOUNT
Name of Work
Contract No - - Cerhiicatt. N o
Date 1r
AMOUNT OF CONTRACT. Sb xzs

Contractor.

Date

eVPK'SO-4u» 1"1' -tilOU
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AA ; ANNEX BS

w

CERTIFICATE OF MAKING GOOD DEFECTS
Fom: R To: %;Ver& Alicdhltect

. i |%s Department

et Nairons
Dare* (tt= Group leacker)
Detaills o1 Vorx
«? Item Nurber Description of Job Mrismy/A; .o/
Vote Prov NO

Cotract Number  Name/Address of Contractor

Cartsfieation «
Maintenance repairs vere copleted a. the above varlcs by
on 19
HE
Date Building Supervisor (KOV or Consultant)
Date KA, supervisor (v, or Consultant)

Release of Retention

Att: Job (5
The secod moiety of the retention may rov be released.

Date Departmental Representative

ies: Buildi rVisor
Copt WE Sl&gr\%%r !

rov?smial Engineer (whore CA = [0S or CON =[R)
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THIS FOUM IS A.rPI.K\HL! I'Y,i y1 W I111isD O M H "ilAO rr |V MM ATtON no
CKKTAIN PKOVISIONM. wouks) totim taHTo1 Till CONTRACT

CONTRACT N O coovviiiiiiiiiiiiin
kFPUBLICOTf KENYA

MINISTRY OF W ORKS

CONTRACT AGREEMENT (1970 EDITION)
HrthICS OI: wrccrmnt made the susssssnnnnns day 0 f assssssssnnnnnnnnns ].9 ..... 2

jBetween the Government of the Republic of Kenya (hereinafter

;called “the Government'*) of the one part and

Stamp to Ir

I P CESTA NBIE i e

(hercuiaftc called "the oniractor”) of the other part.

W hereas the Government is desirous o f ...,

............................ LS - | RO POV SO TP PPPPPTPPSPPPPEPPRTPPPRUPRY - 19 ¢ |
has caused Drawings and Specification describing the work to he done to be prepared.

And whereas the said Drawings as listed 0N PageS .......cccocereereierernieneiesenesesienens L
of the Specification (hereinafter referred to as the “Contract Drawings”) and the Specification
have been signed by or on behalf of the parties hereto: —

Now it is Agreed as Follows: —

1 | or the consideration hereinafter mentioned the Contractor will upon and subject to
the conditions annexed hereto execute and complete the works shown upon the said Drawings
and described by or referred to in the said Specification and Conditions.

2. 1 lie Government will pay to the Contractor the sum of Kenya Shillings..........cc........

(hereinafter referred to as the “Contract Sunt”l or such other sum as shall become payable
hereunder at the times and in the manner specified in the said Conditions.

ln witness whereof the parties hereto have hereunto set their hands the day and year first
above written.

Signed for and on behalf of the said Govern-
ment.

Permanent Secretary for IYorks

I the presence of: —

Description ......c.ccccoeveienenenee
Signed
*by the said: —
*for and on behalf of the said: —

In the presence of: —

Address ............... .

Description ......ccccooevevenieenecnns

‘Delete whichever is not applicable.
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the conditions iierijmiliokk rkhiirio to

Definition

of IMM I. (r)Thc Departmental Representative (hereinafter referred to as the I)k.| ih'U for Hit [ of
this Contract be the peiv.n so be esnsted by the person aipping the Contract on behalf of the Government.

“W L' *hcrever used hereinafter and in til Cm ct D H W * shall be

W 0 A .1 11 t
KM or persons as noy be duly authorced

deemed to rmp,y the Ogm tm M lal Reprcscu'alive Ol
to represent him on behalf o! the Government or the successors in oflice of such p*i>oii oi persons and

also such person or pcisons as may be deputed by such representative to act on his belulf for the purno-e
of this particular Contract. Nl

During the continuance of this Contract any person acting for the D.R. or excrcidne hl« authority
shall not disregard or overrule any decision, approval or direction given to the Contract , in writiu-
by his predecessor unless lie is satisfied that such action wiU cause no pecuniary loss to the Contractor
or unless such action be ordered as a variation to be adjusted as hereinafter provided.

(iii) Approved mid Directed. The term "Approved" and "Directed” wherever used hereinafter and
in all Contract Documents shall mean respectively approved and directed in writing by the D.R.

(i\)Centimeter. The term “Contractor" wherever used hereinafter and in all Contract Documents
shall mean the person or persons, partnership, firm or company whose tender for this work has been
accepted and who has or have signed this Contract and shall include his or their Heirs, executors, admi-
mstratois, assigns, successors, and duly appointed representatives.

(v) 1 orks. The term ‘Works whereVrt u:cd hereinafter and in all Contract Documents shall rr.c.n
ail or any portion of the work, materials and articles, wherever the same arc being manufactured or
prepared, which are to be used in the execution of this Contract, including the work of all sub-contractors
and all work in variations, and whether the same may be on the site of the buildings or not.

(vf)Speciﬁcaﬂon.The term “Specification” wherever used hereinafter and in all Contract Documents
shall mean the Ministry of Works General Specification of the date Last before issued together with the

Particular Specification prepared for the Contract.

githKmO{ 2. The Contractor shall carry out'and complete the works in accortl.ir.ee with this Con'ract in every
compliance with the directions and to the satisfaction of the D.R. If the Contractor shall End
any discrepancy in or divergence between the Contract Drawings and/or Specification he shall immedi-
ately refer the same in writing to the D.R. and specifically apply in writing for any necessary instructions
from tire D.R, in relation thereto, the D.R. may in his absolute discretion and from time to time issue
further drawings, details and/or written instructions, written di.cctrc-o. and written explanations (ill of

which arc hereinafter collectively referred to as "D.R.'s Instructions") in

respect in

regard lot—

(o)Thc variation ¢cr modification of the design, quality or quantity of the works or the addition or
omission or substitution cf any work.

(h)Any discrepancy or divergence between the Contract Drawings and/or lire Specification and
Drawings (provided that figured dimensions arc to be followed in priTcrciice to scale)

(c) Tbc removal from the site of any materials brought thereon by the Contractor and the substitu-

tion of any other materials therefor.
(d) The removal and/or rc-cxecution of any works executed by the Contractor.

(e) The postponement of any work to be executed ;::itJer the provisions of this Contract.

(/)Tbe dismissal from the works cf any person employed thereupon.

(y)The opening up for inspection cf any svork covered up.
(/r)Thc amending and making good of any defccls under clause 18 of these Conditions.

(r)The expenditure of prime cost and provisions! sums irclul.-J in the Specif::rion and of prime

cost sums which arise as a result ¢cf instructions issued in.regard to the expenditure of provisional
sums.

If any verbal instrritt.ons, directions or explanations involving a variation a-c pisca to the Contractor
or his foreman upon the works |-y tire D.R. or by the Clerk of Work-, such instructions, directions or
explanations shall be confirmed in writing by die Contractor to trie D.R. within seven days, and if do:
ven slay s -.hall be deem d to be

dissented from in wilins bv the D.R. to tire Contractor within a further
If compliance

tire D.K.'s instructions. The Contractor shall forthwith com ply with all D.R.'s instructions.
with D.R.'s Instructions involves any variation, such variations shall be dc ill wiih under clause 13 of these
Conditions and the saluc thereof shall be added to or deducted from the Contract Sum.

If compliance with D R.'s Instructions involves the Contractor in loss or expense beyond that pro-

reasonably contemplated by this Contract, then, unless such instructions were ism:-I by

vided for in or
the amount of such loss or expense shall be

reason of some breach of this Contract by the Contractor,
ascertained by the D.R. and shall be added lo the Contract Sum.

Notwithstanding anything to the contrary herein appearing. D.R.'s Instructions in relation to any

discrepancy o: divergence as mentioned above shall not com.unde a variation nor involve any addition to

or deduction from the Contract Sum unless the D.R. shall so direct in writing

If within seven davs after receipt of a written notice fr< n> the D.R. requiring compliance with 1) R.'s

instructions the Contractor docs not comply therevsith. lire Government may employ and pay other

persons to execute anv work what -ever which may be ncccoary to give e'fect to such instructions and all
there with shall be recoverable from the Contractor by the Government as a

costs incurred in connexion
lire Contractor under

deist or may be deducted by the D.R. ftom any moneys due or to become due to

this Contract.
= 3 TleContractor shall furnish to the D.R. on the signing of this Contract a fully priced copy of Iris
estimate upon which his lender has been bascl) unless it has alreadv K-cn furni-hed. At the diserelion of

Specification,
Rills of Quantities shall be attached to the Spcc.rtretinn in reaperl of dime

Cl ule of the Government provisional

wa‘ﬂ s of the works of which the extent has not been decided at the time of tendering. Such provisional
"F,"VidWl“ Ili'lls of On inliticx shall he priced by the Contractor and snail he deemed lo be a part c¢cf his estimate and
hiiv of the total thereof “hall he included as part of his tender. Where such provisional Rills of Quantities are not

Oum titics.
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3

attached or where they do not contain quantities of wort in foundations, drainage and c¢M r'r! works,
the unit rates of all such work shall lie inscrt.it hv the Coniractor in 'he aforementioned tiniate upon
which his tender has t.vtt based. AIl once, -hall be in Kenya Shillings. The Conliact Drivings and the
said pin ed copy of estimate and provisional Ilills of Quant tics shall remain in the Q.mWOf the 1).K.
and the D.R. shall furnish to the Contractor one complete copy s>f all the Contract «'Vviirnents. ‘I he
D.K. without charpc 10 the | onlu.tor shall on the signing of this Contract furnish him with two copies of
the Contract Drawings and two unpriced copies of the Specification and of provisional Illit of Quantities,
if any, and shall within a reasonable tine also furnish him with such further dijumps as arc reasonably
necessary to rnablc him to carry out all D.Il.'s Instructions and with any further details which in the
opinion of the D.R. are necessary for the execution of any pari of the work. "lhe Contractor shall D ip
one copy of the Contract Drawing. amt unpriced Specification and provisional Bills of Quantities, if any.
on the works so as to be available to the D.U. or Ins representative at all reasonable times. Upon receiving
final payment the Contractor shall forthwith return to the D.K. all Drawings Specifications and provi-
sional Hills of Quantities. None of the documents hereinbefore mentioned shall be used by either of the
parties hereto for my purpose other than 'lIris Coniraci and neither the Government nor the D R. shatl
divulge or use except for the purpose of the Contract anv information contained in the priced estimate.

4. The Contractor shall provide everything necessary for the proper execution of the works according
to the true intent and meaning of the Draw ings and Specification take- together and if the Centrallor
finds any discrepancy therein he shall immediately and in writing refer the same to the D.R. who shall
dc-idc the procedure lo be followed.

5. (¢)Thc Contractor shall comply with and give all notices required by any regulation, Act or by-
law of any local authority or of any public service, company or authority who have any jurisdiction with
regard to the works or with whose systems the same arc or will be connected and he shall pay and

Qodratter

to proiMk
orrythirtg
ncce*vwjr.

Lgcal and

ro:horitie%

. . . ) notice* and
indem nify the Government against any fees or charges legally drmandablc under any regulation or by-law left

in respect of Ilia works: provided that the sard fees and charges if not expressly included in the Contract

Sum or Mated by way of provisional sum shall be.addcd to the Contract Sum.

(6)The Contractor before making any satiation from the Coniraci Drawings or Specification neces-
sitated by such compliance shall give to the D.R. written noixe specifying and giving the reason for such
variaion and applyng for instructions in reference thereto.

(r) If the Contractor within seven days of having applied for the same does not receive such instruc-
tions, he shall proceed with the work conforming to the prosi-iun. regulation or by-I»w in question ami
any variation thereby necessitated shall be deemed lo be e variation under clause 13 of these Condilinos.

C. The works shall be executed under the direction and to the entire satisfaction in all respects of SopCivfcfcMI
the D.R. The working hours shall be those generally worked by good employers in Ihe lluiliiing and EESFZO:U"S
Civil lingineering Trades in Kenya. No work shall be carried out at night or on gazetted holidays unless '
the D.R. so directs.7

7. The contractor shall, in respect of all pers. rs employed anywhere by him in Ihe execution of theajr «r»£JS.
Contract, and further in respect of all persons employed by him otherwise than in the execution of the
Contract in every factory, workshop or place occupied or used by him for the execution of the Contract
observe and fulfil the following conditions;—

(er)iihc. Contractor shall pay rates of wages and observe hours and conditions of labour not less

favourable than tho-v established for the trade or industry in the district where the work is
carried out by machinery of negotiation or arbitration lo which Ire parties arc organizations of
employers and trade unions representative respectively of substantial proponin's of the emp-
loyers and workers engaged in the trade or industry in the district.

(701n the absence of any ntes'of wage"., hours or conditions oflabout so established the Contractor
shall pay rates of wages and observe houts and conditions of labour which are r.ot leu favour*
able than the general level of wages, hours and conditions ob'Crvul by other employers whose
general circumstances in the trade or industry in which the Contractor is engaged arc similar.

(c) Where the absence of established rates of ways, hours anJ conditions of labour or the dissimi-
larity of the general circumstances in the trade or industry in which the Contractor is engaged
prevent the Contractor observing rates of wages, hams anj conditions of labour ascertained
under subparagraphs (n) or (fi) above the Contractor in fixing the ratrs of wages, hours and
conditions of labour of his employers shall he guided by the advice of lhe I--.hour Department.

{./' he Contractor shall recognize the freedom of his employees lo be members of trade unions.

(e) Thc Contractor shall maintain records in bnglish of the time worked by and the wages paid to.
his employees adequate to show that lie iscom plying with the requirements of tiris clause.

(/)The Contractor shall at all times during the continuance of the Contract di'play, for the informa-
tion of his employees in every factory, workshop or place occupied or med by hir., for the exe-
cution of tire Contract a copy of this clause, together with a notice setting out the general rales
of wages, hours and conditions d labour ot his employees.

(s) Ilie Contractor shall be responsible for the observance of this clause by subcontractors employed

in tire execution of this Con.ract and shall, if required, notify the Government of the names and
addresses of all such sub contractors.

(h)Any Contractor or 1 ub-coniactor who is found to be in breach of Ihe fair Wages clause shall
cease to be appiov.-d as a Contractor or sub-Centractor for such period as lhe Permanent Secre-
tary for Works may dctcr.nine. 1

(f)Should a claim be made lo Government alleging the Contractor's default in payment of Fair
Wages of anv workman employed on the <oitracl and if proof thereof satisfactory to the D R
is furnished by the I-abour Department the D.R. may faring payment by the Contractor pay the
claim out of moneys due or which may become due to the Contractor mulct the Contract

0)The Contractor (h*0 famish to the O ew m iBWH if called upon to do so such particulars of the
ratce of wages, hours and conditions of labour referred to above as the Government may direct.
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U.k. shall divide olhcaWisc in writing-

9. All materials and workmanship shall so far as procu.abie be cl
the Contractor shall

the Specification
prove that the materials comply therewith. The Contractor shall arrange fer and/o: ce

of any materials which the D.R. may in writing require and the COM the.c.'f shall be added to the Cont-

ract Sum

speaking and writing English
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for in Specification or
workmanship are pot in accordance with this Contract.
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by way of carefully dimensioned drawn,*, o, b>

xh inform ation as *.\ati enable tl.r Cont-aUo,

the test shows thal

the Colrartf

.halt be .npoo-

in scutate Kiting out unless the

tk. .cspcU.se km.ls described in

furnish him with voucher* to

r.y out an> test

the said materials and/or

10. flic Contractor shall constantly keep upon the works a competent general furem-n capable of

intelligibly, and any

to be given to the Contractor in pursuance of clause

to the workshops or other places of the Contractor where work i.
so far as work in virtue of any sub contract is to be so prepared, in workshops or other pi

contractor, the Contractor shall also by a term in the subcontract so far a. i» poSSible

instruction

2 of tr.e>e Conditions.

given to him by the D.K. shall he deemed

11. 'the D.R. and/or his representatives shall at all reasonable times hase access to the works and/or

being prepared for the Contract and in

.-s of a sub-
secure a similar

rigid cf access to those workshops or places for the D.P.. and his representatives and dull do all things
reasonably necessary to make such right effective.

whose duty shall be to act solely as Inspector on

12. The Government shall be entitled to appoint a Clerk of Works. Inspector of Works or foreman

D.K. and the Contractor shall afford every facility for the performance of that duty.

in

13. At the discretion of the D.It.
the whole or any part of the value of work contained in
the Contract

clause 3 hereof shall
executed shall be measured by the D.R., valued by the D.R. as later herein described and the value added

Farther the D.R. shall

to the Contract Sunt.

bo deducted

behalf of the Government under the directions of the

or at the request of ihe Contractor, to which the D.R. shall accede,
| Hills of Quantities mentioned

from

have the

right,

ihe Provisiona
Sum, and the

to increase or decrease the guantities of any item or items or to omit any

additional item or items without Ilia consent of the Contractor, provided that the total (

v.ork of like

item or item "',

naiurt actually

by varying the Specific:' lon a ;J D;av.

or to insert any
urracl Sum ts

not thereby, and l.tkiit:: into account the satiation of work included in the Provisional Hills o! Quantities,
-n value more thcr twenty-five per cent. All variatieu authorised by the D.It. ot

increased or decreased
subsequently sanctioned by him
the Contractor cn

notes and measurements as the Contractor may require. The Contractor

of the measured Bills of Variations not

in

Variations and the valuation thc.cof unless previously or otherwise agreed shall tv made

with Ihe following rules: —

the Appendix

to these Conditions

later than the end of the "Period

in writing shall be measured and valued b the D.R. w
opportunity of being present at the time of such measurement and

shall be suppli
cf Final Meas

and before the date of the D.R.'a certificate in

(a) Tire rates in the Provisional Bills of Quantities fif any) mentioned in clause 3 of
or if there arc no such provisional Hills of Quantities, or the items 'herein do not rcla'c to the

work measured, tire rates in the Contractor's estimate mentioned
mine the valuation of extra work of similar character executed under similar con

priced therein.

(b) The said rates, where extra works arc not of a similar character or

in clause 3 he

ho shall gist- to
of t king such
ed .Mth a copy
urement" si.Hul
respect of such
in accordance"

these Conditions.

reof shall deter-
ditions at work

executed under similar condi-

tions as aforesaid, shail bs the basis of prices for the same so far as may be reasonable; failing

which, a fair valuation thereof shall be made.

(c)When extra work C-nn-"t properly be measured and valued the Contractor shall be allowed day-

work prices.

labour, the authorized

“Day-work prices" for

rates paid

the purp.re

of this contra

ct -hall mean:

in the case of

in accordance with clause 7 with the addition of 15 per cent to

cover the cost cf p!:.:t, scaffolding and finds, su;wm mr., overhead taper.".-s and the Contractor’s
profit; in the case of materials and transport, prime cost as referred to in clause 21 with addition

of 12) per Cent to cover the cost of overhead

expenses and Contractor's profit, Provided Hat

vouchers specifying the time daily spent upon the works (anti if required by the D.R. the work-

men's names) and the material employed shall

authorized representatives not later than ihe end of the week following that in

has been executed and

wage books in support thereof.

(</)Uic rates in the above mentioned Provisional Bills of Quantities (if any) mentioned in clause 3 of

these Conditions or

not relate to the omitted work, the
of time Conditions shall determine the valuation of items omitted.

rates

in

if there are no such Provisional

Bills of Quantities or the

be delivered for verification to ti.. D.R. or his

which the work

if so directed the Contractor shall ptoducc his receipted bills, etc., and

items therein do

the Contractor's estimate mentioned in clause 3

Provided that if omissions vary the conditions under which any remaining items of work are
hall b-. valued under (4) hereof.

carried out, the prices for such

remaining

items s

The measurements ard valuation of the works shall be completed within Use "Period of Final Mcasu-
is so stated then

incnt" stated in

to enable the D.R.

14. Excepting only

the Appendix or
completion of the works and effect shall be given to the
adjustment of the Contract Sam. Interim measurements and valuations shall be made whenever ncccssaty

if

to issue certificates unde:

no other period

the Provisional

measurement

clause 29 hereof.

Hills of Quantities mentio

within three m

onths from the

and valuation of variations by

ned in clause 3 of these Conditions,

any Bills "of Quantities or other statements as to quantities of work supplied to the Contractor shall not
he drenred to form any pirt of this Contract nor in anywise inlluer.ee the validity, construction or effect
of this Contract and the r~'c~ inserted by the Contractor in the raid Contractor's estimate sb.dl continue

to

be applicable

for

the

purpose

of

clause

13 of

these

Conditions,

notwithstanding

any departure
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B.'S of Quantities

from such Hills of Quantities or other statements excepting only the Provision.'
in the Contract

mentioned in clause 3 of these Condittoru. Hie quality and quant.tv of the work included
which it dumn upon the Contract Drawings or demeritrd in tt.r C »cv.tic_-

Sums doll be deemed to he tv!
in clause 3 of these Cotsdilroai but

tion, including the Provisional Hills of Quantities (if any) mentioned
Drawings or .Specification, including the laid

*ave df)rc” i) "oll,,nR contained in the said Contract
or

lrovisional Bills of Quantities, shall ovciride. modify or alTect in any Way whatsoever the applieslion
interpretation of that which is contained in these Conditions.

15. All dimensions and treasures, eta. shown on the drawings and given in tlie BiUs of Quantitigfgmwro.

shall oc taken to be Metric Un:ls of Measurement.

The Provisional Bills of Quantities, (if any* mentioned in clause 3 of these Conditions shall l\bl%thodof

16.
in the Standard Method of toeisarciKnl.

deemed to have been prepared in accordance with the principles I.nV down
Measurement of Build.nr Works for Cast Afn\a (Metric) last before issued, a copy cf winch may be seen
by appointment at the office of the Chief Quantity Surveyor, Ministry of Works, Head Office, Neon"
Koari. Naiiobi. Any variation front the Standard Method of Measurement shall be noted in such Hills of

Quantities. Ihe Contractor is advised to examine this document and to take its provisions into account in

making up the prices of the items in the Provisional Bi'ls ¢cf Quantities, if any. upon which any part of

his tenner iv based. No claim for extra payment based upon alleged ignorance of the method of measure-

menl will be allowed.

W here in my certificate of winch the Contractor has received payment the D.R. has included twm
nuinalf »hen
become the properly of the Government and shall not be removed except for nse upon the works unless taken into
has authorized such removal in writing and the Contractor shall be liable for any Km of or accoumto..he
the prvr.ii/of
the Coerrruncul.

17.
value of any unfixed materials intended for ar.d placed on or adjacent to the works, such materials shall

the D.R.
damage to the same.

18. Any defects, shrinkage or other faults which shall appear within the "Defects Liability Period" Defertr tfsrr

stated in Appendix to these Conditions and shall be due to mateiiais or workmanship not in accordance completion.

with this Contract or to other rntf.es occurring before the completion of the works shall within a te.ason-
ablo tIMe after receipt of the U.K.'s written instructions in iha behalf be made good by the Contractor
and (uni. Jthe D .it. shall otherwise direct in writing) at his own cost.

19. The Contractor shall no: without tire written consent of the D U. assign this Contract or sublet Aviarmentor

any portion of the works; ptovided that such consent shall not be unreasonably withheld to the prejudice sublet UtS-

o( the Contractor.

20. Tito following provisions of this Condition shall apply where prime cost sums are includtd in the NotninairJ

Specification or arise as a result of D.R.’s instructrons given in regard to the expenditure of provisional eub-antractors.

sums in irspcct of persons to be nominated by the D.R. to supply and fix materials or poods or to execute

work:—

rums shall be umicrslonj to mean the net cost after deducting any trade or other discount
shall lie expended in favour of v.ich pumas as the D.R. shall inx'ruet and all specialists or
others who arc nominated by the D.R. are hereby declared to be sub-contrectors employed by
the Contractor and are referred to in these Conditions as “nominated subcontractors”. Provided
that the D.R. shall not nominate any person as a sub-co,Tractor against whom the Contractor
shall make reasonable objection, or (save where the D.R. and Contractu- shall otherwise ag.ee)

ewho will not enter into a subcontractwhich provides {inter n/i'j): ] --

(<i)Such
and

(i) That the nomTated sub contractor shall carry out an:! complete the rub-contract works in every

respect to the reasonable satisfaction of the Contractor and of the D.It. and in conformity with

all the reasonable directions and requirements of the Contractor.

(i) That the nominated sub-contrator shall observe, perform and comply with all the provisions
the pait of the Contractor to be observed, performed and complied with

of this Contract on
relate and apply to the

(oilier than clause 23 of these Conditions, if applicable) so far as they
Sub-contract works or to any portion of the same.
sub-contractor -hall indemnify the Contractor against the same liabilities

(iii) That the nominated
as those for which the Contractor is liable to indem nify

in respect of the sub-contract woiks

the Government under this Contract.

(iv) lthat the nominated sub contractor shall indem nify the Contractor against claims in respect of

any negligence, omission or default of such sub-cor.trr.ctor, his servants or ageets or any misuse
scaffolding or other plant, and shall insure himself against any such

by him or them of any
respect of premiums paid as and when

claims ansi produce the policy or policies and receipts in
required by cither the D R. or the Contractor.

(v) That the sub-contract works shall be completed within the period or (when- they are to be
completed in sections) periods therein specified, that the Contractor shall not without the written
consent of the D.R. grant any extension of time for the completion of the subcontract works or
any section thereof, and that the Contractor shall inform the D.R. of anv representation made
by the nominated sub-contractor as to the cause of any delay in the progress or completion of the
sub-contract works or of any section thereof.

(vi)That if the nominated sub contractor 'hall fail to compete the subcontract works or (where
the sub-contract works are to be completed in sections) any s,ction thereof within the period
therein specified or within anv extended time greeted by the Contractor with the written consent

writing to the Contractor that the same ought reasonably

of the D.R. and the D.R. certifies in
pay or allow .to the Contractor

so to have heen completed, the nominated sub contractor shall

either a sum calculated at 'he rale therein agreed as liguidated ansi ascertained damages for the

period during which the said works nr any section thereof, as the cave rmv Ix*, shall so remain or
have remained incomplete or (where no such rub. is therein agreed) a sum equivalent to any loss

or damage suffered nr incurred Iv the Contractor and earned by the failure of the nominated

sub contractor as aforesaid
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(vii)That payment in itspec! of any r.wk. materials or g.voc'i comprised in the < :b- onlra:: shall be
made within 14 (lass after 1'-eipl b> the ( . |tn the 1) k a certificate u-nl.r clau»e 29 of
these Conditions which state, as due an amount calculated by including the total value of such
work, materials or po.-Jv ..nil shall when due be subject It the retention by the ( nullactor of
the sums mentioned in er.bparagraph (viii) of paragraph (n) of tv. Condit.i.n,

(viii)Tbat the Contractor sluli retain (rotn the sum duretcil by tin- D.R. ,% having been included i.t
the calculation of the amount staled as due in any certificate issued under clause 29 of these
Conditions in respect of the total value of work. materials or goods exccut, i or supplied by the
nominated subcontractor llic percentage of «us-h value named in the append,v to these Condi
lions as Percentage of Certified Value Retained up to a total amount not exceeding a sum which
beats the same ratio to the sub contract price as the unreduced sum turned in the appendix to
these Conditions ns Lim it of Rett ntion Fund hears to the Con!,act Sum; and that the Contractor’s
interest in any sums v> rclainsd (by whomsoever held) shall he fiduciary as trustee for the nomi-
nated sub-contractor (but without obligation to invest); and that the nominated subcontractor's
beneficial interest in such sums shall be subject only to the right of the Contractor to have
recourse thereto from time to lime for payment of any amount which he is entitled under the
sub-contract to deduct from anv sum due or to become due to the nominated subcontractor;
and that if and when such sums, or any part ihereof are released to the nominated subcontractor
they shal be paid in full.

(ix)That the D R. and his representative shall have a right of access to the workshops amletVr
places of the nominated sub-conlractor as tp-aroned in clause Il of these Conditions.

(fc)Tbe D.R. shall direct the Contiactor as to the total value of the work, materials or goods
executed or supplied by a nominated sub-contractor included in the calculation of the anvunt
stated as due in any certificate issued under dame 29 of these Conditions and shall forthwith
inform the nominated sub-contractor in writing of the amount of the said total value. The sum
representing such total value 'hall he paid by the Contractor to the nominated sub-contractor
within 14 days of receiving from the D.R. the certificate less n-.lv (i) any retention money which
the Contractor may he «;;tilled to deduct under the terms of the sub-contract and (ii) any sunt to
which the Contractor may be entitled in respect of delay in the completion of the sub-cont.*2Ct
works or any section thereof.

(@)Rrforc issuing any ccriircate under clause 29 of these Conditions the D R. may request the Con-
tractor to furnish to him reasonable proof that all amounts included in the calculation of the
amount stated as due in pit.ions certificates it, respect of ihe total valuc of the until, material,
or goods executed or supplied by any nominated subcontractor have been duly discharged, and
if-the Contractor fails to comply with any such te<iues| the D.R. shall issue a certificate to trial
effect and thereupon the Cio-.ernmcr.t may itself pay such amounts to any nomi.iniod subcon-
tractor concerned and deduct the same from any sums due or td become due to the Contractor.

(<f) (i)The Contractor shall not grant to any nominated subcontractor any extension of the period
within which the subcontract works or (where the sub-contract works are to be completed in
sections) any section thereof is lo be completed without the written eonvent of lhe D.K., provided
always that the Contractor shall inform the D.R. of any rcprrir datums made by the nominated
sub-contraclor as to the cause of any d-lay in the progress or completion of the sub contract
works or of any sect'on liie.cof and that the c. nsent of the D R. shall r.ot be unreasonably
withheld.

(ii) If any nominated sub-cor.lractor fails to complete the sub-contract works or (where the subcon-
tract works arc to he completed in section?) r.ny section thereof within the period specified in the
sub-contract or within any extended time granted by Ihe Contractor with the written consent of
the D.R. then if the same ought reasonably so to have been completed the D.R. shall certify in -
writing accordingly: immediately upon issue the D.R. shall send a duplicate of my such
certificate lo the nominated sub-contractor.

(r) if the D.R. desires lo score final payment to any nominated sub contractor | i (sire final p-yi-.ru:
is due to the Cord-actor, and if such sub-contractor has satisfactorily indem nified lhe Contractor
against any latent defects ih-.-n the D.R. may in an Interim Certificate include an amount to cover
the said final.payment and thereupon the Contractor shall pay to such nominated sub-contractor
the amount so certified. Upon such final payment, the amount named in the appendix to these
Conditions as Limit of Retention Lund shall be reduced by the >am which bears the same ratio
to the said amount as docs such sub-contra< tor’'s subcontract price to lhe Cont-nct Sum and save
for blent defects the Contractor shall be dich.vccd from all liability for the work, ni.iteri.rls or
goods executed or supplied by such subcontractor under the sub contract to which the payment
relates.

(/) Neither the existence nor the exercise of the fore-wing powers nor anything elm contained in
these conditions shall render the Government in any way liable lo any nominated subcontractor.

(9) Where the Contractor in lhe ordinary course of his business directly carries out works for which
prime cost sums arc included in the Specification and where items of such works arc set out in
the Appendix to these Conditions or he has ?0 informed the D.R. and the D R s prepared to
receive tenders from the Contractor for such items, th.-n the Contractor shall he permitted to
tender for the same or any of them hut without prejudice to the Government’'s right to reject
the lowest or any tender, if the Contractor's tender is accepted, he shall not sub-let the work
without the consent of the D.R.

(/iyWhere ihe terms of a contract between the Contractor and a nominated subcontractor so require
or the D.R. shall so authorize in writing the Contractoi shall make advance payments to the
subcontractor before delivery of the e-e<«I<. and live Contractor shall be allowed interest for
the period front lhe dale of such advance payment on the value of such good, calculated at the
rate of per month until the value of the viid good, i-. included in a certificate in accordance
with clause 29.

(i)The Contractor shall enter into subcontracts with the n-,rr.lz-. v I-f subcontractor adopting for this
purpme the lots't edition of tin- Agreement and Schedule ,,f Conditions of Building Sub con -
tract published by Ihe Kenya Association of Rmlding and Civil engineering Contractors wiih the
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sanction of the Hast Africa Institute of Architects, but with the following; amendments |rmp‘

orated therein:—

(i) Chime 11. Delete the words -the Agreement and Schedule of ConlJitiom of Building Con-
tract currently p thlished by the Fast Africa Institute of Architects” and insert the words
“Clause la of lit.- C'omhlrcns of Contract contained in the Ministry of Works Contract
Agrcem.-nt (1970 Fdition)”.

Qi) Clause 25. Add at the end of the first paragraph the words: *“Tire Subcontractor shall be
responsible for and ;ay the cost of any further scaffolding he may requite.”

O)Any sums dee to any nominated rub-contractor may upon the certification of the D R. at his
absolute discretion be paid direct by the Government to that sub-contractor and not paid through
the agency of the Contractor.

W The Contractor shall allow all nominated sub-contractors every facility for carrying out their work
and shall provide attendance comprising allowing use of siand.ng scaffolding, messrooms,
sanitary accommodation and welfare facilities, unloading, providing space and facilities for
storage and olhee accommodation, hoisting, providing water light and power, removing and re-
placing duel covers, pipe casings anJ the like necessary for the execution and testing of subcon-
tractors' work and clearing away rubbish. The Contractor shall further provide templates, dimen-
siotts and supervision for the proper carrying out of the sub-contractor's work and shall be
responsible for rhn accuracy of the. s.n«.

(/)The Contractor shall insert under the various prime cost sums included in the Specification such
percentage additions as he may require to cover his overheads and profit and such lump sums as
he may require to cover the attendances ugo r the nominated sub-contractors referred to above.
Such percentage additions in re-peel of over':.-ads and profit slral! be deducted from the Contract
Sum and in lieu thereof the Contractor shall k. paid the said pcrccntiees of the actual amounts
directed to be expended in respect of the relevant prime co-d sun's | ump Sums for attendance
shall be adjusted pro rata to the physical extent of the work executed.

21. The following provisions of this Condition diall apply where prime cu»t sums are included in the V' nin:r«t
Specification or arise as a result of D .It.’s Instructions given in regarsl to the expenditure of provisional suppliers.
sums, in revp-.-ct of ary materials or goods to be fixed by the Contractor.

(a) Such sums and the term prime cost when in.ludcd or arising as aforesaid, shall be understood to
mean the ne! cost to he defrayed as a prime cost nt'er deducting any trade or other discount
and shall include customs duty or other Us. ana 'hc a <:of packing carriage and delivery. Pro-
vided that, where in th-: opinion of the D.U. the Contractor lias incurred expense for special
parking or special carriage, such special c- pensc shall be allowed as par: of the sums actually
paid by the Contractor.

(i/)5>rich sums shall be expended in favour of such persons as the D .U.‘shall instruct, and all spe-
cialists, merchants, tradesmen or others who arc so nominated by the D.R. ta supply materials,
or goods are hereby declare to be suppliers to the Contractor and are referred to in these Condi-
tions as ‘nominated suppliers’. Provided that the D.R. shall not (save where the D.K. and Con-
tractor shall otherwise agree) nominate as a supplier a person who will not enter into a contract
of sale which provides (inter alia):

(i.'That the materials or goods to be supplied shall be is the reasonable salt-faction of the D.R.
(ii)'Ihat tire nominat'd supplier shall make good by replacement or otherwise any defreti in the
materials or goods supplied which appear within <uch period a- is therein mentioned and
shall bc.tr any expenses reasonably incuTrcd by the Contractor as a direct consequence of
such defects, provided that: —
- = (I)where the materials-or goods have been used or fixed such defects arc not sa.h that
examination by the Contractor ought to have revealed them before using or fixing and
(2) such defects arc due Solely to defective workmanship or malerial in the goods supplied
and shall not have been caused by improper storage by th: Contractor or by misms or
by any art or neglect of either the Contractor, the D.R. or the Government or by any
person or persons for whom they may be respond!-!:.
(iii)That delivery of ihc materials or gsn-ds supplied shall be commenced and completed at such
times as the Contractor may reasonably di-cet.

(¢c) All payment by the Contractor for materials or goods supplied hv a nominated supplier shall be
in full and shall be paid within JO davs of the end of the month during wh::h delivery is made.

W) Where lhc terras of a contract between the Contractor and a nominated supplied so require or
lhe D.K. shill so authorise in writing the Contracter shall make mlvance payments to the
supplier before delivery of the goods, and the Contractor sha'l be allowed interest for the period
from the date of such advance payment on the value of such oods calculated at th- rale of J¢f,
per month un'.il the value of the said goods is included in a certificate in accordance with clause
29.

(r)The Contractor shall insert percentage additions as described in clause 20 hereof to cover Itis
overheads and profit on prime cost sums.

22. (a) Injury tn Persons.— The Contractor shall be liable for and shall indemnify the Government X
against and shall insure himself arinst any liability, loss claim or proceedings, whatsoever arising under Ig{:ﬂ);;olld
any statute Ol at COmMMON law in respect of personal injury Inor Ihc death of any poison whomsoever groperty.
(whether au employee of the Contractor or of the Governmentor otherwise) arising out of or in the
course of or caused by the execution of the works, unless due to any act or neglect of the Government
or of any person for whom the Government is responsible.

(b) Injury ta Properly,— 'Idle Contractor shall be liable f> and shall indemnify the Government
against, and shall insure himself against any liability, loss claim or preCixdm g in respect of any
injury or damage whatsoever to any property movable orimmovable in so far as such injury or
damage arises out of or in the coni<c of or hy re-son of Ib: execution of the works, and pro-
vided always lli.it the <an:c is due to any n.rihvner, ouiis-ion, wilfui act or.default of the Con-
tractor. his servants sir agents or of any sub-contractor or to any circumstances v.ithin the Co.r-
Ir.ielnr’s control; ami subject also as regards loss or damage bs fire to the provisions contained
in clause 2J of these Conditions.
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. AjP TbfvCImtr,r~Ar "lan in U'C > "1 ,,3mc* 0l Oo'-tronwii *1-1 11W Ccotiactor ii ore * .

«ad ifaw»tD byfirr. hpiimi,: and eaithquake anj On M M * raill.qu ike. storm, tempest. OoJd. a .f 1t

or anyllnng dioppex. therefrom and .-.rrial ohpvti fo; the full il . Al v, . . s
upm the *c feta* . any unfis.-il nuMb.'s 5 Jo It

of these Condtlton* have become pr-r««y of .nr G.-veinm.-n,and....n1..p Vj.U work net*,. K

€n m *0.'s ViCjn1!® J*?t 01/-'*" > ™ | - Mlch iW *ce M che with 1M m or companies

appro.ci s> the thnCoreraooc stalldepuM with him ihc policies and prcm iu -j

liic <-onlricJi.r make default the Government may insure a. aforesaid anj diJu.i the premiums paid from
any moneys due or lo become due to the Contractor. ' 1 ,rom

The ®°nl1” ¢?Dr ,hall “f0" settlement of any claim under the policies aforesaid proceed with due

Até&n £ C rrbu., 1Jlor ,zpa,r ,bf w;'k' and replace or repair the material, or goods destroyed or injured
All moneys received under such polices are lo be paid to the Contractor by instalments under certificates
) the I R. and be Contractor shall not he entitled to any payment in tespeet of lire icbjild.n* or repair

,In . oo L hf,rtP . °r ""P™ <f'he materials or goods destroyed or injure! other Ilian the
moneys icccived u.idcr the said policies.

bf,orc thc“D *,c for Possession” stited in Hie Appendix la these Conditions possession of
the site shall be Riven to the Contractor who shall thereupon begin the noils forthwith arj regularly and
diligently proceed with the same and shall complete the same on or befo.c the "Dale for Connie ion*

mted m the said.Appendix subject nevertheless to the provisions for cxicnsiun of time contained in danse
20 01 these Conditions.

~J- Contractor ails to complete the works by the date staled in the Appendix to thcic Copdi-
tions or within any extended time fixed tinder clause 26 of these Conditions and the D.R. cc.-tifics in
writing laat in Isis opinion the same ought reasonably so to have been completed, the Contractor shall pa,
or allow to the Government a sum calculated at the rite stated in the sa d Appendix is “li.,u 1l vd and
Ascertained Damages” lor the period during which the said works shall so remain or have remained in-
complete, and the Government may deduct such damages from any monrvs otherwise pavablc to ih-
Contractor umler this Contract.

26. 1fin the opinion of the D.R. the works be delayed; —
(i) by fcicc mujeure; or
(ii) by reason of any exceptionally inclement weather; or
(iii) by reason of inch loss or damage by fire as is referred to in clause 23 of these Condition-.; or
(iv) by reason of civil commotion, loe."i combination of workmen, strike or lockout affecting any of
the trades employed upon the works; or
(v) by rrason of D R.N Instructions for yariation or postponement given in pursuance of clause 2 of
these Conditions; or
(vi) because the Contractor has not received in due time neensarv instructions from the D R. for
which he shall have specifically applied in writing; or
(vii) by delay on the part of other contractors or tradesmen engaged be th: Government in executir g
work not forming pait of this Contract.
then in any ad-ha'c the D.R. shall make .a fair and reasonable extension of lime for completion of the
svorks. Upon the happ.nirp c¢f any such event ; ic>ii g diliy ihe Corrector sh.:!l immediately give net .e

thereof in writing to the D.R., but he shall r.eVcit'-elcss use constantly his best endeavours 10 preventdelay
a:.d sh'ili do all lhal may reasonably be required to t*-e satisfaction of the D R. to proceed with the works

1 27. (a) Default— If the Contractor shall make default in any of the following respects, viz.—

(i) if without rcr.sonabic cause he wholly suspends lire works before con plctiont

- (ii) if he fails-to proceed with tlic wo rks with reasonable diligence!"

(iii) if he rtfii'cs or persistently neglects to corrp’y with a nctice in writing from the D.R. requiring
him It- remove defective work or in prop.r mate:. \ and by such rt-fu-al or neglect the works ate
in the opinion of the D.R. materially atTccted,

and if he shall continue such default for seven after a iul.it. bv rrei'tcrest p-.-'t specifyir 1 th. < fault has
been given by Ihc D.R.. the Government may witho :: 10 any other ri-hr. or remedies, thereupon
by notice by registered post determine the employment of the Contractor ur.J.-r this Contiact.

Provided that notice in pursuance of this clause shall not br riven unreasonably or vr.satioudy and

shall be void if the Go.erntncnt is at the time of the notice in breach of this Contract.

(i)Bankruptcy nf Conlrattn: If the Contracor comm.ls an act of b.ll kruplcy or being a company
enters into liquidation whether compulsory or voluntary except he,nidation fo: the purp v-s of recons-
truction the Government may. without prejudice to any other lights or rented by notice by registered

post determine the employment of the Contractor under this Contiact.

(e) Wrongful Assignment.— If Ihc Contractor asigns or purport-, or attempts to assign this Contract
or any benefit hereunder, or sublets or purports or attempt: to sublet any of the works, cor.lia.y to clause
19 hereof, the Government, may without prejudice to .my other rights or remedies by notice by registered
post determine the employment of the Contractor under this Contract.

(</)la any cf the eases for which the three prccccding sub-clauses provide the following shall be the
respective rights and duties of the Government and Contractor, viz.—

(i) Tlie Government ntay complete the works slcpartmcntally or may employ xnd pay another con-
tractor or other pcison or persons to carry out si.d complete the works and he or they may enter
upon the site and use all temporary buildings, plant, machinery, appliances, goods and materials
thereon, and may purchase all materials necessary for Ihc carrying out and completion of the
works.

(ii) Should the Government complete the work s departmenlallv the amount of expenses properls
iucurird by Ihe Gns-ernmenl referred to in clause 27 (vl below shall include ail allowance to
cover the co-1 of supervision, inlvie 1ami depreciation on plant and all other usual chaiy.s and
profit as would have be-.;i incurred had the work been carried out by another contractor.
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(iii) Thc Contractor shall, if so tcquirv) by (hr Government or the U K , assign to the Go.ernr.v.il
without further payment the benefit of any agreement for tl - supply of material* and/or for tltc
execution of any work™* for lIlic pur,)- » of this Contract and the Government Uul! pay f : any
aurh materials nr work* vuppliel executed under such agreement, after the said delcim xatioa.
the pri.-c fixed by such agreement m vo far as it has not been already paid tv the Com . ivtor.

(iv) Thc Contiactoi shall during the execution or after the completion of the vro.ks under this clause
icmove fioni the site as and when required, within such reasonable time as the I)R nay in
writing specify, an> temporary huiUlin,*, plant, machinery, appliances, goads or ma‘etnh belong-
ing to or hired by him, rind in default the covernment may (without being responsible for anv
loss or damage) remove anj sell any such property of the Contractor, holding the proceeds less all
costs incurred to the credit of ihc Contractor.

(v) Until after completion of the work unde. this clause At Government shall not be bound by any
other provision of this Contract to make any payment to the Contractor, but upon such comple-
tion as aforesaid -net the verification within a reasonable time of the accounts therefor tlie D .K.
shall certify the amount of expenses propeilv incurred hy the Government and, if such amount
added to the moneys paid to the Contractor before such determination exceeds the total amount
v.hich would have been payable on due completion in accordance with Ibis Contract the
difference shall Ik a debt payable to the Government by the Contractor; and if die said amount
added to Ihc said moneys be levs than the id total amount, the dillricncc shall be a debt
payable by the Government to the Contractor.

28. The Contractor shall permit the execution of work not provided for ir. the Specification by artists,
trade»meti or others engaged b> the Government. ) vciy such person shall for the purposes of chute 22
of these Conditions be deemed to be a person for whom the Government is responsible and not to be a
subcontractor.

2S. (u) At the "Period of Interim Certificates” named in the Appendix, the Contractor shall be entitled
to a certificate from the D.R. of the amount due to him from the Government and after issue thereof to
payment thvrcfor upon presentation within the period named in the A.ppcnr! x.

(4)The amount so due as aforesaid shall be the total value of the v-ork duly executed and of the
m aterials and r.ood> delivered upon the site for use in the works up to and including a date pot more than
seven days prior UMf.e date of the said certificate less lThc amount to be retained by lhc Government
(as hereinafter provided) and less any instalments previously paid under this clause;

Provided that such certificate dull only include the value of lhc said materials and goods as and
from such time as tlie> :re reasonably :md not prematurely brought upon the site and then only if
adequately s ored and/or protected : gains! weather or other casualties.

(r)Tbr amounts to be retained as aforrsv:l shall l.e such peiccnlifge of Ih: value of the work and
materials as aforesaid as is named in the Appendix as "Pc centage of Certified Value Rctair.rd" and
up to ti.c amount named in the Appendix as 'Limit of Retention Fund” (which in neither case shall
exceed 10 per cent of the Contra-; Sum) and upon reaching such limit or such reduced sum a provided
by clause 20 of these Conditions ar.d thereafter the full value of work anJ materials as aforesaid sha'l be
certified by the D.R.

Afiats »nd
irsdomrn.

Certificates
*nj paymeais.

(d) 1 he Contractor “hall (subjrct to clause 25 hereof) be entitled to a certificate for one ir.oiety of the

Retention Lund upon practical completion of the works.

(e) Upon expiration of the “Defects Liability Peri 4 “ siitcri ia the Appendix or if no per::d stated
th;n vilhia six months after completion of the works or upon comp!:!;.vs of making good d.fc-'s under
clause 18 hereof, whichever is later, the D.R. shall issin a final certificate of t.i: value of the woiks
executed by the Contiactor and stch final certificate save in caws of fraud, dishrmr.-ty of fr; uJuf.nt cen-

cealm-nt relating to the works vir'matc.ials o- to an;, mailer .ir-!: with iri tire certificate arallave asre-ards
all defects and insufficiencies in the works i.r materials which a reasonable examination would not have
diMa ;,i .. ibeconclusive evidence arto the StilBclrncy of the said work* and materials cad o f the value
Ibcicof.

(ONo certificate of the D.R. jhall of itself be ccr.idered conclusive evidence ov to the sufficiency of
any work or materials to which it relates so as to relieve the Contractor from his liability to execute the
work:; in all respect* in accordance with the tc-ms and upon and subject to the conditions of this Agree-
ment or fr..m bis liaoiltiy to make good *1! defects as provided thereby.

30. The Contract Stun shall be deemed to have been calculated to include all duties or. materials to
be used in lh-; works. If at any time during the period of the contract the duties shill be varied and in
the opinion of tire D.R. Inis shall al;ecl the cost to the Cor.t dor of such materials, then the D.R. shell
ascertain the net difference in cost of such materials. Any amount from time to time so avvljiniii shall
be added to or deducted TrOM the CONtract sunt as ti-.c va-.e may be. In the purposes of this cbu‘e "dutiti”
shall include all customs ar.d excise charges, tariffs, taxes and other duties imposed hy statutory or
oflrcr authority in the country where die works are being carried out.

31. 1 hecontractor is required to finJ and to submit on the Form of Tender, the name of Ore Surety
who Shall be an established Rank, Insurance Company or Fidelity Gn.iianfcc Corporation and who will
be WiIIing to he bound to the Government of Kenya in ?n amount equal to Seven and a Il.df j>cr cent
(71 «) of the Contract Amount for the due performance of the Contract up to tbc date of completion as
certified by the D.R. and who will, when and if called upon srgn a bond to that effect on M.O.W . Form
1= (\NithOUt the addition o t any limitations) on the same day as llic Coolr ,ct Ag-eern.-nt i-, signed. In ti.e
event of flic Surety named in the Form of Tender not being approved bv thc Government the Contractor
shai! famirb within seven days another Surety to the approval of (he Government.

32. Provided always that in cav- any dispute or difference shall ari>c Iwtwcen lhc Government or the
D.K. on brhalf of the Government and the Contractor, either during the progress or after the cor |
or abandonment of the works, as to the construction of this Contract cr as to any matter or thing of
W hatsoever nature arising thereunder or in connexion therewith, Leluding any matter or thir:,- left by this
Contract to the discretion of the D.R. or the u of any certificate to which the
Contractor may claim to be entitled nr the measurement and valuation mentioned jn clause 13 of these
Conditions or the right' and hal litis* of the perries under clause 27 of those Cr.nd.tions, then cither
party ihati forthwith give to ihc other notice in writing of such dispute or difference, and such dispute cr

f luftitt KKIV

Hood.

Arhiu/tioo



Saving clause.

Notice;.

Sectional
completion.

C.

pf.yncnlt of
commission.

. 25U APPENDIX R

D

difference shall be am' is hereby referred to die arbitration and final decivon of »och prison or person*
as the parties may by agreement appoint to act between them ... failing sg.rcmem then to the arbnation
ansi filial decision of a sole arbitrate’ to be appointed by tin- President or Vice-!"rc:i‘lent of the Archi-
tectural As oci.Uion of Kenya. fo> the time bsing. and the sward 0/ _nch arbitrator shall be final and
bindins on the parties. Such reference, except on clause 5 or J j-isc 8 of the foregoing Conditions, or on
the question whether or not a certificate has been improperly uillikcld. shall not be open d until alter
the completion or alleged completion or abandonment of the woilis, unless with the written consent of the
Government or the D.R. and the Contractor. w ithout prejudice to the generality of his paaers the arbi-
trator shall have power to direct such measurements and/or valuations as may in his opun.ni be d -sirable
in order to determine the rights of the parties and to ascertain and award any sum which ought to have
been the subject of or included in any .srtific.de and to open up. review and revise any certificate, opinion,
decision, requisition or notice and to determine all matteis in dispute which shall be submitleJ to him and
of which notice shall have been fiven as aforesaid in the same manner as if no such certificate, opinion,
decision, requisition or notice had been given.

33. If any clause, stipulation or provision contained in any Contract Document shall be wholly or
partially repeated in the same document or contained in these Conditions or in the Contract Agreement
and also in the Specification or on the Drawings, the D.R. may at hisoption, adopt either of such clauses,
stipulations or provisions.

34. For notices to be served hereunder:—

(i) the Contractor shall notify the D.R. jn address whereat notices may be saved upon him, or in

the event of his failing to do s<J;

(ii) notices shall be deemed served upon the Contractor if sent by registered post to Vs usual place

of business or left at his offices on the works.

35. If the Government shall take over any part or parts of the works as stated in the Specification
(each such part being hereinafter in this clause referred to as “the relevant part") then notwithstanding
anything expressed or implied elsewhere in this contract,

(<) within seven days from the date on which the Government shall have taken possession of the
relevant part the D.R. shall issue a certificate stature, his estimate of the approximate total value
of the said part, and for all puipnss. of this Condition (but for no other) the value so stated
shall be deemed to be the total value of the said part.

(b) I'or the purposes of sub-paragraph (ii) of paragraph (f) of this Condition and of cl-u-« IS o
these Conditions, practical completion of the relevant part shall be deemed to hav«oc.-.ured and
the Defects Liability Period in respect of the relevant part shall be deemed to have commenced
od lhe date on which the Government shall have taken pevexsioa Uieicof

(c) W ilta in the opinion of the D.R. nay defect*, sViukagf. rr other fault* in the relevant part W
he may have required to be made good under'clause 18 of these Conditions shall have been
made good he shall issue u certificate to that tffect.

(rf)The Contractor shall reduce the value in-tired Under clause ™3 of these Conditions (if applicable)
by the full value of the relevant part, and the raid relevant part shall as from the dare on which
the Government shall have taken possession thereof he at the sole risk of the Government as
regards any of the contingencies referred to in the said clause.

(@)n>lieu of any sum to be paid or allmvecd by the Cor.trectoi under clause 25 of these C --tditior.s
in respect of any period during which the works may rr.rutin incomplete occui .ir.g after the date
on which the Government shall have taken possession of the rclcva; t part there shall be paid or
allowed sucii sum as bears the same ratio to ihe sum which vvouln be paid or allowed apart fro.-)
the provisions of this Coiidili. .1 as does the Contract Sum levs the totnl value of the 'aid relevant
partto.lhe Contract Sum,.. L A

(J)(i) Within twenty-eight days of the date on which the Guveri'm-cit shall have taken p.-c.-ion of
the iclcvan! p..rt there shall be paisl to the Contractor from the .urns then retained unlJ.-r clause
29 (c) of these Conditions (if any) ore moiety ef such amount as bears the same ratio to the
unreduced amount named in the Appendix to the Conditions as Limit of Retention Fund as
does the total value of the "-aid rvicvr.nl part to the Contract Sum. and tiic amount named in
the Appendix to these Conditions as Limit of Rctcnlioa fund shall be reduced by the amount of
such moiety.

(ii) On Ihe expiration of the Defects Liability Period named in the Appe ndix to thes? Conditions in
respect of ihe relevant par' or upon completion of making good defects under clause IS hereof
in rcspecl of the relevant part, whichever is the Her, there shall be paid to the Contractor from
the sums t’cn retained under clause 29 (rr) of these Conditions fif any) the other moiety of the
amount telcrrcd to in the immediately preceding sub-paragraph, and the amount named in the
Appendix to these Conditions as Limit of Retention Fund shall be reduced by the amount of
such moiety.

36 The Contrsictoi shall not: —

(n)offer or give or agree to give to any person in the service of the Government any gift or conside-
ration of any kind as an inducement or reward for doing or forbearing to do or fur having done
or forborne to do any act in relation to the obtaining or execution of this or any other contact
for the Government or for showing or forbearing to show favour or disfavour to any person
in relation to this or any other contract for the Government.

(b) enter into this or any other contract with the Government in connexion with which commission
has been paid or agreed to be paid by him or on his behalf or to his knowledge, unless before
the contract is made particulars of any 'u;li commission and of the terms and conditions of any
agreement (sir the payment thereof have been disclosed in writing to the Government

Anv breach of this Condition bv the Contractor or by anyone employed by him or actin' on his
bchall (whether with or without Ihe liio.slcdgc of the Contiactor) or the ccir.ini ion of any offence by
the contractor nr by anyone employed hv him or acting on his behalf under any s-ction of the I .-vvs of
Kenya which deals with the p.evcition of corruption, in re)..linn to this or any other contract for the
Govcinm-nt shall rnti'lc the Government to determine the contract tin which cas - the lights and duties
of the parties to the Contract shall be those Main! in clause 27 sttb-chusc (<) hereofl. and to recover

from the Contractor the amount or value of any such gift, consideration or commission.
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Clause
Period of Final Measurement (if none olber
slate is three months from the practiced
completion of the Works) ... 13 ..
Defects Liability Period (if none other stated
is six months front the practical comple-
tion of the Works) s 18 and 29(e)
Date fo POSSESSION....covvveireriicirccceee 24
Date for Completion ... 24
Liquidated and Ascertained Damages ... 25 at the rate of Sh.
per
Prime Cost or Provisional Sums for which
the Contractor desires to tender............... 20 (9
Period of Interim Certificates  .............. 29 (a)
Period of Honouring Certificates............... 29 (@
Percentage of Certified Value Retained (not )
to exceed 10 per Cent)  ....cocoveverrreens 29 ic)
Limit of Retention Fund (not to exceed 10
29 (0

PEF CENT) i
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REPUBLIC OF KENYA

The House Holdcr/Officer-in-Cbarve

MINISTRY OF WORKS. HOUSING AND
PHYSICAL PLANNING
PROVINCIAL WORKS OFFICER.
P.0. Box <I2Si
NAIROBI

WORK INSTRUCTIONS

Building N 0 .ooiviiiiiiiii e

The fcearer is sent to cany out tie following:

On completion o' the work kindly sign in the space below and re*c:a io tl».- heater.

....Signature .

Work completed— D ate ..
llcute Ilrltier/Grist'-it-Chr e«

Kotc.— It is rceucjted that the workmen will not be asked to do any otin wort, oder then

that stated above.

r,ﬂ_ v\r.s

Depot Works Office*.

Authorizing Work Instructions
Work complete

- t
Supcrritur-in-Ch.vff

6k téts—row—n/ii
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MAINILNANC'E

description

OIL PAINT EXTERNAL

OIL P\t\T INTLRS'AL

DATE PARTICULARS

RECORD (i OR DIVISIONAL USE ONLY)

SO. FT

SQ. 1T
MAINTENANCE

COST | D\TF.

1

RKO ISTGR
NUMIER

WATER PAINT EXTERNAL

WATER PAINT INTERNAL

PARTICULARS

M.O.XV. @

SO. ET.
SO. ET.

COST

N X1dN3ddv
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QUEST IONNAIRE APPENDIX V

MAINTENANCE MANAGEMENT

3. State either or both:
(@ the number of buildings or their values
under each depot.” ... ... .. ... ....
(b) breakdown of personnel In each depot._._.._
4. State the nature of training offered to the various
cadres of your staff ... ... ... .. ... ... .....
5. What do you define as maintenance work?._.._.__.__._.._
6. Do you have any classifications of maintenance
wiork? Yes/No. IT Yes, what are they?.___________.

7. How dc these classifications assist you in

10. State the amount of funds required and funds
approved since the year 1975/76..............
11. What methods do you use in executing maintenance
wcrk?
(@ direct labour

(b) contract labour

(¢) direct labour and contract labour.

12. 1T the answer is (c¢) how do you apportion work

between the twWO? . ... e e e e e
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13. Which types of contracts do you employ rnd what

14. Which methods of tendering do you employ and

15* How do you select your contractors for tendering?

16. How do you determine the appropriate contractor

17. State how such contracts are funded..._..__.____.
15. State how work is executed by the contractor to
completion. .. ... .. . ... ... ..-.

19. State the number of contracts awarded each year

from 1975/76. . . - - - e e e e e -

20. How many contracts were completed iIn time in

21. What were the time overruns for those net
completed in time?._ ... . _ ... .. ... ....

22. How do you identify minor maintenance defects?....

23. Describe the procedure for executing such works. ..

24. How many minor maintenance reports have you
received by depot and by trade each year since

19757767

25. How many of such reports were successfully

attended tO0? .o i i i a e EEEEEEE
26. If all reports were not attended to, what reasons
do vou advance?. . ... .. ... .... 1.......

27. State the fTinancial standing at the end of each

financial year since 1975/76.............



28.

29.

30.

31.

32.

34.
35.
36.
37.

3&.

39.

40.

41.

42.

Z8J. APPENDIX V

How do you compare the performance of direct

Is your performance satisfactory? Yes™lo....
IT "No" what recomnendations do you propose

to improve on., the performance.

USER REACTION/PHYSICAL SURVEY
Name of Estate/office Block/Institution.....

State the defects in the building.

@ .

(© .. etc.
Have you reported these defects? Yes/Uo....
IT "No", why? ...
IT yes, when did you report each of them?....
Has any inspection been carried out since you
reported the defects? Yes/No...........

IT "Yes"™ when was the inspection carried out?

Have you found out why the work has not been

done? YES/NO. .. ...

IT "Yes" what reasons have been advanced?......

Have any iInspections and/or repairs been carried?

In your opinion how would you rate the maintenance

department in terms of response to your requests:
(@ very good

(b) good rn on -
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(c) poor

(d) very poor.
In your opinion how would you rate the department®s
artizans in terms of workmanship?

(@ very good

(b) good

(©) poor

(d) very poor



