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WARD(S):  All
PART I

FOR COMMENT AND CONSIDERATION

PROGRESS WITH IMPLEMENTATION OF HOUSING ASSET MANAGEMENT STRATEGY

1. Purpose of Report

The Scrutiny Panel is requested to consider a report which provides details of 
progress made on plans to expand low and medium rise housing.  

2. Recommendation(s)/Proposed Action

The Committee is requested to note and comment upon the report.

3a.    Slough Joint Wellbeing Strategy Priorities

4. Housing

Using financial modelling software, *1 the recently constituted Housing 
Development & Contracts client team are carrying out  data analysis of findings 
gained from the first year  delivery of the responsive repair service, under the new 
RMI contract, to augment and validate  the earlier planned maintenance priorities 
raised by the Dyson stock condition survey data and thereby inform and prioritise 
strategic asset management and investment decisions.

 For the first time, the APE model provides SBC with a robust evidence based 
methodology to allow objective identification and evaluation of HRA stock to 
strategize disposal of poorly performing homes or regenerate parts of the 
estate with affordable homes offering better utility and environmental 
performance in line with the Councils’ adopted Housing Asset Management 
Strategy.  

 As a result, over time, all our residents will live in good quality homes and the 
number of affordable homes lost by RTB will be gradually replaced. 

 Section 5 below outlines progress identifying existing blocks of purpose built 
flats where there is financial and technical scope for adding an additional 
storey or two to accommodate further one or two bedroom homes.

 1 *APE - Asset Performance Evaluation Model - a complex financial Excel spreadsheet designed by Savills 
property consultants, which uses discounted cash flow techniques to rank the relative Net Present Value 
(NPV) of the Council’s housing stock having regard to age, condition and location and their effect on the 
investment yield. ,



3b. Five Year Plan Outcomes 

The Council’s Five Year Plan 2019-2024 sets out the aims and priorities of the
Council for the five year period and addresses the challenges that the Borough 
faces. Its stated aim is “Growing a place of opportunity and ambition”. 

By providing new high quality, sustainable homes the putative “Air-Space 
Development Strategy” will potentially contribute significantly to this aim by 
realising up to 1100 latent’1 and 2 bedroom homes, and  supports two of the five 
priority outcomes of:

 Slough will be an attractive place where people choose to live, work and stay
 Our residents will live in good quality homes

4. Other Implications

(a) Financial 

There are no un-planned management and consultants’ costs or financial 
implications of proposed action associated with the ongoing research & 
development. The scale of the development programme arising from the R&D will 
itself attract external funding which will be subject to further report within 6 months. 

(b) Risk Management 

Recommendation 
from section 2 
above

Risks/Threats/ 
Opportunities

Current Controls Score Future 
Controls

Economic/Financial

Normal major 
construction cost 
& development 
risks

Scheme 
approval on a 
project by 
project basis

12

Marginal 
impact.      

Very High 
probability

Fully funded 
programme to 
be planned 
and evaluated 
for sites 
showing 
technical & 
financial 
feasibility.

Political

Reputational risk 
to council owing 
to exercise of 
normal town 
planning process

Independence & 
transparency of 
the existing 
Town Planning 
Process

18

Critical  
impact.

Very High 
probability

HD&C to enter 
into a pre-
application 
protocol to 
take on board 
policy 
constraints

Health & Safety

Normal 
construction risk

Application of 
Construction 
Design & 
Management 
Regulations 
2015

18

Catastrophic  
impact.

Significant 
probability

Full decant of 
existing blocks 
of flats; policy 
to only carry 
out major 
works in 
unoccupied 
blocks



Environment

Existing policies 
given lip service 
only.

SBC 
Environmental & 
Sustainability 
policy

15

Critical 
impact.      

High 
probability

Introduce the 
opportunity to 
meet The 
Code for 
Sustainable 
Homes 
assessment 
process

Legal/Regulatory

Uneconomical to 
meet necessary 
standards of 
additional fire 
safety and rescue 

Current 
compliance with 
FRA (Fire Risk 
Assessment)

12

Critical  
impact.

Significant 
probability

Rule out 
un-economic 
blocks at 
feasibility 
stage 

Management inc 
Contractual

Balance of risk 
sharing between 
SBC & Builder ill 
considered

Competitive 
tendering 
process

15

Critical  
impact.

High 
probability

Carefully 
consider 
contract & 
procurement 
strategy so 
best value 
achieved

(c) Human Rights Act and Other Legal Implications 

There are no Human Rights Act implications. 

Other legal implications are associated with normal design & development 
consideration under Town & Country Planning Acts, Health & Safety at Work Act, 
the Building Acts and regulations and orders thereunder; the Housing Acts and the 
Law of Property Act 1925 and regulations and orders thereunder related to title 
and leasehold management issues including service charges.
 
(d) Equalities Impact Assessment  

The proposal impacts disability groups in the respect that, by their nature, the 
development of new homes above ground level may present physical constraints 
to potential mobility disabled residents regarding gaining access to upper storeys.

This impact will be mitigated by the opportunity to simultaneously carry out mobility 
adaptation works within  ground floor flats decanted for refurbishment as part of 
the air-space development programme; thus effectively mitigating the impact.

In our overall assessment, the air-space development programme will incidentally 
provide a welcome stimulus to meeting the demand for more stock offering the 
opportunity for provision of independent disabled living space as part of the local 
community.



5. Supporting Information

The existing HRA housing portfolio accounts for some 6100 homes in addition to 
which we have initially identified approximately 1128 latent homes that in principle 
could be accommodated within 355 blocks spread throughout the Borough. 

To give the programme an approximate order of magnitude, the construction value 
can be initially estimated at £115m based on £65k for a 1 bed unit and on £145k 
for a 2 bed unit excluding; V.A.T, Professional Fees and Preliminaries, such as 
scaffolding etc., and the associated refurbishments to the interior and exterior of 
each block to meet the putative “Decent Homes 2” standard which is expected to 
follow-on from “Grenfel”l and the recent publication of the green paper (“A new 
deal for social housing”) that sought views on the government’s vision for social 
housing providing safe, secure homes that help people get on with their lives.

Of the 355 blocks approximately 10% are two storey terraced or semi-detached 
buildings beneath pitched rooves currently arranged each as two purpose built 
self-contained flats, with external staircases. These architypes lend themselves to 
conversion of the existing loft space and may be re-modelled to incorporate the 
existing first floor to form a maisonette or to accommodate all three storeys to 
serve a variety of housing needs, including larger 5-6 bedroom family homes.

The “pipe-line” of 1128 units identified for “air-space development (“top-hattIng”) 
are currently expected to reduce in number as much as 60%, due to 
insurmountable technical or planning issues yielding some 400 additional homes 
created by the end of the programme. 

The final selection of block schemes which go forward to the production stages 
adheres to the need to meet  the following pre-qualification criteria sequentially.

a) Desk based mapping of satellite and street view images borough wide to 
correlate with CAPITA records to confirm prospects in-principle.

b) Satisfactory results to “APE” modelling – before and after effect of applying a 
theoretical building information model to assess the impact on the before and 
after NPV and OMV (Open Market Value) 

c) Rejection of prospects exceeding pre-determined criteria for Social Value, NPV 
& OMV scores, to identify the better performing stock to retain or dispose of 
further-on during 30 year forecast life cycle to produce reduced list of 
prospects.

d) Physical site inspection to validate building information model assumptions – 
leading to commissioning intrusive survey and outline scheme design using 
site measured survey of existing building and services in preparation for 
creation of BIM three dimensional computer aided design model to serve as 
baseline data to forecast building, maintenance and in use costs and justify 
funders’ revenue expectations to service development debt. Conduct first stage 
resident consultation on a scheme by scheme basis

e) For schemes passing stage (d) above progression through town planning pre-
application process to determine key policy considerations such a site density, 
massing and effect on neighbouring properties etc.



f)  For schemes passing stage (e) above, progression to detailed town planning 
consideration and parallel development of detailed construction plans including 
evaluation of suitability to adopt volumetric modular building components.

g) Prepare fully costed programme based on BIM objects and arrange 
development funding in principle-trigger decants and CPO’s following second 
stage resident consultation.  

h) Construction procurement and implementation to programme time-line.

6. Comments of Other Committees

The report has not yet been considered by any other committees.

7. Conclusion

The Slough Housing Strategy 2016-2021 sets out in detail the context within which 
Slough will be building new homes. 

This prospective investment programme shows how SBC is innovating in the 
provision of new energy efficient affordable homes which can be created viably 
through making the Council’s housing assets work harder over their 30 year 
investment life. 

As a result of adopting an airspace development programme following completion 
of the R&D stages; SBC will be positioned to realise an overall improvement in 
investment performance from what otherwise be a portfolio of depreciating assets 
incurring ever larger maintenance and in-use cost that will exceed the income in 
perpetuity.

8.     Appendices Attached (if any) 

None.

9. Background Papers 

 https://www.gov.uk/government/consultations/a-new-deal-for-social-housing

https://www.gov.uk/government/consultations/a-new-deal-for-social-housing

